


City of Bellevue
Development Services Department
Land Use Division Staff Report

Proposal Name: SummerHill BelRed

Proposal Address: 1600 132nd Avenue NE

Proposal Description: Construct a 249-unit multifamily residential building with
187 parking stalls. The building will be 8-stories with one
level of below-grade parking.

File Number: 18-128615-LD

Applicant: Larry Flack, Runberg Architecture Group

Decisions Included: Design Review, and SEPA Threshold Determination
(Process II)

Planner: Peter Rosen

State Environmental Policy Act Determination of Non-Significance
Threshold Determination:

______________________________________
Elizabeth Stead, Environmental Coordinator
Development Services Department

Director’s Decision: Approval with Conditions
Michael A. Brennan, Director
Development Services Department

By: ______________________________________
Elizabeth Stead, Land Use Director

Notice of Application: October 19, 2018
Notice of Decision: March 12, 2020
Appeal Deadline for
Design Review & SEPA: March 26, 2020
Expiration Date: March 12, 2022 - (if no complete Building Permit application is filed prior

to this date - Refer to LUC 20.40.500)

For information on how to appeal a proposal, visit the Development Services Center at City Hall or call (425) 452-
6800. Comments on State Environmental Policy Act (SEPA) Determinations can be made with or without appealing
the proposal within the noted comment period for a SEPA Determination. Appeal of the Decision must be received in
the City Clerk’s Office by 5 PM on the date noted for appeal of the decision.

Liz Stead                                  (425) 452-2725                              estead@bellevuewa.gov
Text Box
Elizabeth Stead

Liz Stead                                  (425) 452-2725                              estead@bellevuewa.gov
Text Box
Elizabeth Stead



CONTENTS 
 

I. Request and Review Process      Pg. 3 
 
II. Site Description, Zoning & Land Use Context    Pg. 6 
 
III. Consistency with Land Use Code/Zoning Requirements   Pg. 9 

 
IV. Design Guidelines and Design Standards…………………………………… Pg. 16 
 
V. Public Notice & Comment       Pg. 20 
 
VI. Technical Review        Pg. 21 
 
VII. State Environmental Policy Act (SEPA)     Pg. 29 

 
VIII. Changes as a Result of Design Review……………………………………….Pg. 33 
 
IX. Decision Criteria        Pg. 33 
 
X. Decision         Pg. 36 
 
XI. Conditions of Approval       Pg. 36 
 
 
 
 
 
ATTACHMENTS: 
 
A. Project Drawings 
B. Certificate of Concurrency 
C. Republic Services Approval Letter 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



SummerHill BelRed 
18-128615-LD  
Page 3 of 52 
 

     

I. REQUEST AND REVIEW PROCESS 
 

A. Request 

The applicant requests Design Review approval and a threshold determination under 

the State Environmental Policy Act (SEPA) to construct a multi-family residential building 

with 249 units, common amenity areas, and parking for 187 cars.  The building will be 

an 8-story building (5 stories of wood construction over 3 levels of concrete construction) 

with one level of below-grade parking.  The proposal also includes street frontage 

improvements, utilities and site landscaping. 

The site is 1.31 acres and is zoned BR-RC-2 (BelRed-Residential/Commercial Node 2).  

The site is currently vacant and being used for storage and staging for the Sound Transit 

Light Rail Extension project.   

 

B. Review Process 

Design Review (LD Permit) is a Process II land use application (LUC 20.35.200), with 

an administrative decision made by the Director of Development Services (LUC 20.30V).  

The SEPA Determination is also a Process II decision with an administrative decision 

by the Environmental Coordinator.  Appeals are heard and decided by the Hearing 

Examiner for Process II applications. 

Any modification or addition to this Design Review approval shall be reviewed and 

approved as either a Land Use Exemption or processed as a new Design Review, per 

LUC 20.30F.175.  Any modification of the project design must be reviewed for 

consistency with the design intent as stated in this report. Conditions of Approval run for 

the life of the project. Refer to Section XI.A for Condition of Approval regarding 

Modification to the Design Review Plans.  

 
C. Site Design 

The project site is currently a vacant lot used for storage and staging by the Sound 

Transit Light Rail extension project.  The proposal is for an 8-story podium type building. 

There is a 2-level parking garage with 187 parking spaces, with one level partially above 

the proposed finished grade and another full level below grade.  The P-1 Level parking 

includes a parking stacker system; WOHR Parklift 450 (8 stalls total, 2 sections) and 

WOHR Combilift 543-2.0 (46 stalls total, 2 separate sections). 

The front of the building is oriented toward NE Spring Blvd, with the Sound Transit light 

rail alignment in front of the building.  The site design includes an entry plaza with a 

water feature (“water play area”) facing toward NE Spring Blvd.  The main pedestrian 

residential access into the building is also on NE Spring Blvd.  The building will be 

constructed adjacent to the sidewalk along NE Spring Blvd, except where this is 

infeasible due to an existing drainage easement, the required structure setback from 

Goff Creek, and an electric easement.   

Along the site frontage on 132nd Avenue NE, the building is setback approximately 8 

feet, providing a transitional area between the residential units oriented to the street and 

the public sidewalk.  The building includes a 15-foot stepback at Level 4 (no more than 
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40-feet above finished grade) at the building facades facing NE Spring Blvd and 132nd 

Avenue NE.  See Figure 4. 

The residential vehicular access into the underbuilding parking garage would be off 

132nd Avenue NE on the west side of the site.  There is also a pedestrian entrance into 

the parking garage off 132nd Avenue NE, located at the northwest corner of the building. 

On the east boundary of the site, the proposal will dedicate 20.5 feet for public right-of-

way and construct half-street improvements (consistent with Transportation 

requirements) to create a new north-south public local grid road, 133rd Ave NE.  See 

Transportation Section VI.C for details of the 133rd Ave NE road improvements.  133rd 

Ave NE will provide the service vehicle access for trash and loading.     

Along the back (east façade) of the building, facing toward 133rd Avenue NE, the building 

is setback approximately 25 feet from the sidewalk easement to accommodate the multi-

family play area.  There are also multi-family play areas located at the Level 2 courtyard 

and the Level 8 roof deck.  

Figure 1 - Site Plan 

 
               North 

D.   Building Design   

The architectural concept for the building massing and architectural design are 

influenced by the local context of a rapidly transforming neighborhood that has 

industrial roots.  The architectural language is a simple, modern, clean aesthetic that 

references the neighborhood’s industrial past but also looks to the future of a mixed-
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use urban transit-oriented neighborhood. 

At a massing level, one of the project goals is to create a strong connection to the future 

light rail station to the west.  As a result, the western facade of the building subtly angles 

to the southwest where the future light rail station will be located.  At the pedestrian 

level, the common spaces and main entrance create a dialogue with the light rail 

station.  

The project proposes to use high quality, long-lasting materials.  In a nod to Bel-Red’s 

industrial past, the material palette uses natural steel at the ground level common 

spaces.  The ground level also features fiber cement siding in a light gray color to play 

off the warmth of the natural steel.  Large expanses of the building frontage also 

emphasize the lobby entry and fitness spaces at the ground floor. 

At the upper floors, vertical bars consisting of wood-look stained fiber-cement lap siding 

help to break down the scale of the building.  The vertical bars sit outboard from the face 

of the upper floors, clad in a dark gray fiber-cement panel siding.  Black horizontal metal 

fins add accent and shadow line to the upper building composition and break down the 

scale by dividing the upper mass into 3 (2 stacks of floors).  Metal balconies with wire 

mesh railings accent the upper mass.  Refer to Section XI.C for Condition of 

Approval regarding Building Materials/Details and Color Samples.  

 
Figure 2 – Building Materials and Colors
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II. SITE DESCRIPTION, ZONING, AND LAND USE CONTEXT 
 

A. Site Description/Site Context 

The project site is a single parcel located at the northeast corner of the intersection of NE 

Spring Blvd and 132nd Avenue NE.  The site address is 1600 132nd Avenue NE.  The 

project site is 1.31 acres (596,903 SF) with a rectangular shape. 

The site is generally flat, though sloping at approximately 9% in the northeast corner of 

the site.   

The site is currently vacant and being used for storage and staging for the Sound Transit 

Light Rail Extension project.  The site has been cleared of trees and vegetation for the use 

of Sound Transit storage and staging.  

Figure 3 - Current Site Conditions 

    
               North 

Goff Creek (Type F fish-bearing stream) is located in a culvert to the south and west of 

the site.  See Figure 4 below.  A 50-foot structure setback is required from closed/piped 

streams in Bel-Red and the structure setback extends onto the south portion of the site 

and to the west site boundary.  The proposed building location is outside of the 50-foot 

stream structure setback. 
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Figure 4 – Goff Creek Structure Setback and Building Stepback 

 

Site Context             North 

The site is located in the BelRed Subarea.  The future Sound Transit East Link light rail 

station (130th Avenue NE Station) will be located directly to the west of the site, across 

132nd Avenue NE.  Existing, surrounding land uses are primarily light industrial, office and  

warehouse uses.    

Figure 5 – Site Context 
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Figure 6 – Aerial Photograph 

 
          North 

 
 

B. Zoning           

The site is zoned Bel-Red-Residential/Commercial Node 2 (BR-RC-2).  The purpose 

of the BR-RC-2 land use district is: to provide an area for a mix of housing, retail, office 

and service uses.  The district is located within a node but outside the node’s core, 

and building heights provide a transition between the node’s core and areas outside 

the node.  

 
Surrounding land use districts (zoning) and existing land uses are: 

▪ North: BR-RC-2 - Light industrial uses  

▪ South: BR-RC-2  - NE Spring Blvd and Sound Transit East Link light rail, 
warehouse use 

▪ West: BR-RC-1 -  Sound Transit storage and staging, Office use 

▪ East: BR-RC-2  - Light industrial use 
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Figure 7 – Zoning Map 

 
           North 

 
III. CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS 
 

A. General Provisions of the Land Use Code 
 

1. Use 

Uses are regulated by LUC 20.25D.070 (Use Charts). The proposed multi-family 

residential use is permitted in the BR-RC-2 land use district.  

 

2. Dimensional Requirements     

Dimensional requirements are listed in Chart 20.25D.080.A.  All applicable 

dimensional requirements of the Land Use Code will be met.  Refer to the following 

chart for specific information, as well as Conditions of Approval and the attached 

Project Plans. 
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Table 1 – Dimensional Requirements 

Category Required Proposed / Comments 

Land Use 
Designation 

Bel-Red-Residential/Commercial Node 2 
(BR-RC-2) 

No change 

Project Limit No minimum  56,903 SF (1.31 acres) 

Building Height Base Height = 45 feet (measured from 
average finish grade) 
Maximum Building Height = 125 feet* 
  
*Note (4) - Maximum building height may 
be achieved only by participation in FAR 
Amenity System  

80 feet 
 
 
Proposal is participating in FAR 
Amenity System 
 
Meets LUC requirement 

Maximum 
Impervious 
Surface 

75%  
 
Site area after 133rd Avenue NE 
dedication = 56,903 SF 
56,903 SF x .75 = 42,677 SF maximum 
impervious surface 
 

74.8% (42,576 SF) impervious surface 
 
Pervious hardscape – 4,280 SF 
Landscape/pervious area – 10,047 SF 
Total Pervious = 14,327 SF 
 
Meets LUC requirement 

Floor Area Ratio 
(FAR) 

1.00 FAR base 
4.00 FAR maximum 
 
Maximum FAR may be achieved through 
FAR Amenity Incentive System (LUC 
20.25D.090) 
 

FAR 1.0 = 61,412 SF 
Tier 1a FAR 1.25 = 76,765 SF 
Tier 1b FAR 1.2 = 64,482 SF 
Total 198,799 SF = 3.24 FAR  
 
Meets LUC requirement 

Structure 
Setbacks 
 

Front: 0 feet (front setbacks apply along 
street frontages) 
  
Rear:  0 feet  
 
Side:  0 feet 
 
 
50-foot structure setback required from 
Goff Creek culvert 
 
 
 
15-Foot Stepback – Where building 
height exceeds 45 feet and the building 
is located within 15 feet of the front 
property line, the building shall 
incorporate a 15-foot deep stepback at a 
height no more than 40 feet above 
finished grade along that façade. 
 
 
 
 
 
 
 
 

Front: 0 feet from both 132nd Avenue 
NE and NE Spring Blvd   
 
Rear:  0 feet from 133rd Avenue NE 
 
Side:  10 feet provided along north 
property boundary 
 
Proposed building is outside 50-foot 
structure setback from the Goff Creek 
culvert (see Figure 4) 
 
 
15-foot Building Stepback at Building 
Level 4 provided (see Figure 4) 
 
 
 
 
 
 
 
 
 
 
Meets LUC requirement 
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 Permitted/Required Proposed/Comments 

Parking Vehicular Parking: 
Minimum: 0.75 per unit = 187 stalls 
Maximum: 2.0 per unit = 498 stalls 
 
Visitor Spaces: Not required 
 
Bike Parking:  
1 space per 10 dwelling units = 25 stalls 
 
Minimum 50% of bike spaces should be 
covered. 

Vehicular Parking: 
249 residential units proposed 
187 residential parking stalls 
No retail proposed 
 
 
Bike Parking:  
25 bike stalls for 249 units 
 
100% covered 
 
Meets LUC requirement 

Tree Retention Street Frontage – Retain all significant 
trees that are not a safety hazard 
 
Site Interior – 15% of the total diameter 
inches of significant trees 
 
 

No significant on-site trees exist along 
the street frontage. 
 
No significant on-site trees in site 
interior to retain. 
 
Meets LUC requirement. 

Landscape Streetscape planting strips: 
 
NE Spring Blvd, Transit Boulevard 
Landscaping: 
Required: Corridor Design approval 
through Transportation Dept  
 
132nd Avenue NE, Local Street 
Landscaping: 
5 feet width minimum 
 
 
 
 
133rd Avenue NE, Local Street 
Landscaping: 
5 feet width minimum 
 
 
 
 
Interior Property Lines: 
10 feet width minimum along interior 
property lines not regulated elsewhere 
 
 

 
 
NE Spring Blvd: 

• 5 feet 

• Ginkgo Biloba ‘Autumn Gold’ 
 
 
132nd Avenue NE: 

• 5 feet 

• Zelkova Serrata ‘Village 
Green’ 

• Tilia Cordata ‘Greenspire’ 
 
 
133rd Avenue NE: 

• 5 feet 

• Zelkova Serrata ‘Village 
Green’ 

• Tilia Cordata ‘Greenspire’ 
 
 
Interior Property Lines: 

• 10 feet provided along north 
property line 

• Meets applicable planting 
standards 

 
Refer to Conditions of Approval 
regarding street trees and right-of-
way landscaping, landscape 
installation assurance device, and 
landscape maintenance assurance 
device in Section XI of this report. 
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Category Permitted/Required Proposed/Comments 

Mechanical 
Equipment 
 
 
 

Located on the roof, not intended for 
habitation, may exceed building height 
by maximum 15 feet,   visually screened 
 

Mechanical penthouse and elevator 
penthouse on roof, 12’-2” above roof 
level, visually screened. 
 
Meets LUC requirement. 

Lighting 
 
 

All exterior lighting will require cut-off 
shields to protect adjacent 
neighborhoods. 
 
LUC 20.20.522 
 

Refer to Condition of Approval 
regarding Lighting in Section XI of 
this report. 
 
As conditioned, meets LUC 
requirements. 

 
C. Other Land Use Code Provisions: 

 
1.  Sidewalk-Oriented Development (LUC 20.25D.130.C) 

 Sidewalk Oriented Development standards apply to 132nd Avenue NE and to NE Spring Blvd, 

as identified in LUC Figure 20.25D.130.C.  The standards are intended to increase visual and 

physical interaction between the people inside and outside the buildings.   

 The proposed residential units fronting on 132nd Avenue NE have entries oriented toward the 

street with direct connections to the public sidewalk.  A minimum of 40% of the ground floor 

façade of the building is transparent glass or screens.  The building façade along NE Spring 

Blvd also provides the minimum 40% transparency standard.  See Sheet T1.7 in Attachment 

A: Project Drawings. 

 

2. Required Build-to Lines (LUC 20.25D.130.B) 

   Build-to Line requirements apply to NE Spring Blvd, as identified in LUC Figure 20.25D.130.B.  

The standard is intended to establish a continuous “street wall” providing a sense of enclosure 

and visual interest for pedestrians.   

 The proposed building meets the standards except where prevented by an existing drainage 

easement, the Goff Creek Structure setback and an electric easement.  The code standards 

allow the required build-to line to be interrupted by a public plaza, limited to 15% of the building 

frontage.  The proposed public plaza fronting on NE Spring Blvd comprises 20% of the building 

frontage.  The code allows for deviations from the specific requirements of this section, 

through the design review process (LUC 20.25D.030.C.3), if an applicant demonstrates that 

the resulting design will be more consistent with the purpose and intent of the code.  The 

applicant has provided a floor plan diagram and justifications for the proposed deviation on 

Sheet T1.6, as follows: 

• A publicly accessible entry plaza at this location provides a strong connection from the 

proposed building to the right-of-way and to the new light rail station, supporting the 

Design Guideline to Establish and Strengthen Gateways (LUC 20.25D.150.B3).   

• The entry plaza includes spaces to sit and engage visitors to the building, as well as a 

children’s water play area that includes a water feature.  The ground level amenity 

space will be used by both residents and members of the public, supporting the Design 

Guideline to Create a Variety of Successful Outdoor Spaces (LUC 20.25D.150.C4). 
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• The plaza creates an inviting space for pedestrians to stop and enjoy the outdoor 

space.  There is seating at grade that is highly visible and promotes active frontages, 

supporting the Design Guideline to Provide Places for Stopping and Viewing (LUC 

20.25D.150.C5). 

• The main residential entry is accessed off the plaza.  The plaza helps provide a 

graceful transition between the public and private realms, supporting the Design 

Guideline to Promote Welcoming Residential Entries (LUC 20.25D.150.D5). 

Finding:  The proposed deviation promotes the Design Guidelines and the resulting design 
would be more consistent with the purpose and intent of the code.   

 
3. Multi-Family Play Area (LUC 20.20.540) 

 Per LUC 20.20.540, new multi-family developments of 10 units or more are required to provide 

a minimum of 800 square feet of unpaved, usable open space with lawn or other soft surface 

for an outdoor children’s play area, plus an additional 50 square feet of usable open space for 

each additional unit beyond the initial 10 units, up to a maximum of 10,000 square feet.  The 

children’s play area may be dispersed on the site, provided that the minimum size of each 

area is 800 square feet or larger. 

 The subject application proposes 249 multi-family units, which would require maximum 10,000 

SF of multi-family play area.  The proposal will provide 10,005 SF, which includes the following 

areas and features: 

 Ground level/Level 1 – Water Play Area (1,823 SF) in the front entry plaza area will include a 

water feature for children play.  A Play Area (3,095 SF), including a “butterfly garden” and 

“nature play dell”, is located on the east side of the proposed building, along NE 133rd Avenue.  

This area includes 836 SF of turf area, to meet the required standard of a minimum 800 SF 

of usable open space with lawn. 

 Level 2 – A courtyard (3,178 SF) on Level 2 includes an “exploration garden play” area with 

berms for climbing and interactive seating.  

Level 8 – A roof deck view garden (1,909 SF) includes a family dining space, edible herb 

garden, and a soft landscape area mounded to provide views of downtown Bellevue. 
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4. Floor Area Ratio (FAR) – FAR Amenity System (LUC 20.25D.090) 

 The proposed project has a Floor Area Ratio (FAR) of 3.24, exceeding the base FAR of 1.00.  

The applicant intends to use the FAR Amenity Incentive System (20.25D.090) and the 

applicant has proposed fee-in-lieu payment for their proposed floor area exceeding the base 

FAR.  The FAR Amenity System includes two-tiered bonus categories: Affordable Housing 

(Tier 1a) and Parks and Streams (Tier 1b) for fee-in-lieu payments.   

 The proposal includes a total floor area of 198,799 SF, equal to a total 3.24 FAR.  The 1.0 

base FAR allows for 61,412 SF.  The code requires payment into the Tier 1a (Affordable 

Housing) for the first 1.25 FAR bonus.  This provides for an additional 76,765 SF and a FAR 

of 2.25.  The proposal also includes the Tier 1b (Parks and Streams) category for an additional 

64,482 SF and added 1.05 FAR.   

 
 The Bel-Red FAR Amenity Standards allow an applicant to pay a fee-in-lieu instead of 

providing the required amenities.    For Tier 1a – Affordable Housing, the payment for 

residential projects is $22.83/SF of bonus area.  Additionally, the applicant has chosen a fee-

in-lieu payment for the Tier 1b amenity.  The Tier 1b (Parks and Streams) payment for 

residential projects is $19.03/SF of bonus area.  The estimated fee calculation is:  

Tier 1a - 76,765 SF x $22.83/SF = $1,752,544.95 

Tier 1b - 64,482 SF x $19.03/SF = $1,227,092.46 

Total = $2,979,637.41 – Required Payment for FAR Amenities 

Table 2 – FAR Amenities Earned 

General Information  

BASE Permitted Floor Area -1.0 FAR 
(Base FAR of 1.0 x Project Limit) 

1.0 x 61,412 = 61,412 GFA for FAR* 

Max. Permitted Floor Area 
(Max. FAR of 4.0 x Project Limit)  

4.0 x 61,412 = 245,648  GFA for FAR* 

Proposed Gross  Floor Area for FAR  198,799 GFA = 3.237 FAR 

  

FAR Earned Amenity Information  

TIER 1a  

GFA Required Tier 1a Amenities 
(Affordable Housing) 

76,765 GFA* 
76,765 x $22.83/SF = $1,752,544.95 

TIER 1b  

GFA Required Tier 1B Amenities 
(Parks and Streams) 

64,482 SF GFA*   
64,482 SF x $19.03/SF = $1,227,092.46 

FAR Amenities Earned  141,247 GFA* (Tier 1a and 1 b) 

Base GFA 61,412 GFA* 

Total GFA 198,799 GFA* 

Project FAR 3.24 

 Meets LUC Requirements 

* Floor Area Ratio (FAR) – A measure of development intensity equal to the gross floor area, excluding parking and mechanical 
floors or areas, divided by net on-site land area (square feet).   

 
Refer to Section XI.C for Condition of Approval regarding FAR Amenity System. 
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5. Loading (LUC 20.20.590.K.4) 

Loading and trash collection is located on the east side of the building, accessed off 133rd 

Avenue NE.  The trash room and loading room are within the building.  The loading space 

(10’ x 55’) extends into the driveway with truck turning movements on NE 133rd Avenue.  

Republic Services has reviewed and approved the solid waste collection access. See 

Attachment C, Republic Services Approval Letter.  Refer to Section XI.C for Condition of 

Approval regarding Solid Waste/Recycling Collection Facilities. 

 
 
IV. DESIGN GUIDELINES AND DESIGN STANDARDS  

Each development within a Bel-Red land use district must comply with the provisions of the 

BelRed Subarea Design Guidelines in LUC 20.25D.150. 

 

Character and Site Guidelines 

 1.   Integrate the Natural Environment 
 2. Promote Architectural Compatibility 
 3. Establish and Strengthen Gateways 
 4. Protect and Enhance Surface Water Resources 
 5. Integrate Art 
 

Finding:  The building massing and architectural design are influenced by the local context 

of a rapidly transforming neighborhood that has industrial roots.  The architectural language 

is a simple, modern, clean aesthetic that references the neighborhood’s industrial past but 

also looks to the future of a mixed-use urban transit-oriented neighborhood.    

The building massing and ground level landscaping achieves the guideline by: 1) creating 

a strong connection to the future light rail station at the southwest corner of the site and 

sense of entry into the Bel-Red neighborhood: 2) incorporating special pavements, site 

furniture and plant materials in the r-o-w landscaping to enhance the pedestrian experience; 

3) providing a significant landscape area/buffer along 133rd Avenue NE with a butterfly 

garden and children log jam play area; 4) walkways and plaza materials in the front plaza 

area blend the public and private spaces and draws pedestrians to the front door of the 

building; 5) ground-related residential units on the west façade allow direct sidewalk access 

with a small landscape buffer providing some privacy and defensible space for residents; 6) 

semi-pervious hardscape areas will allow water to infiltrate into the soil; 7) the design team 

is reviewing placing an art element integrated into the “Butterfly Garden” multi-family play 

area, in the SE corner of the site, intended to be centrally located and an accessible element 

to be enjoyed by residents of the building as well as passersby. 
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Pedestrian Emphasis Guidelines 
 

 1. Define the Pedestrian Environment 
 2. Enhance the Pedestrian System 
 3. Protect Pedestrians from the Elements 
 4. Create a Variety of Successful Outdoor Spaces 
 5. Provide Places for Stopping and Viewing 
 

Findings: The ground level facades along 132nd Avenue NE, NE Spring Blvd. and 133rd 

Avenue NE provide visual interest for pedestrians via massing articulation, materials 

changes, significant glazing, and entries.  

Along 132nd Avenue NE, entries to residential units are connected to the sidewalk and 

landscaping is provided to soften the building façade and provide for privacy while creating 

a welcoming streetscape with activation and eyes on the street.   

Along NE Spring Blvd, the building is placed as close to the back of sidewalk as possible 

given pre-existing drainage and electrical easements and the Goff Creek structure setback.  

The streetscape design along this façade is meant to be an urban plaza-like entry to connect 

people to the main entry of the building. 

133rd Avenue NE is treated as a more green, landscaped streetscape.  The children’s play 

area is surrounded by trees and slightly sunken compared to the adjacent street grade, 

providing for visual interest and physical separation from the sidewalk.      

Pedestrian and walking routes on sidewalks along 132nd Avenue NE, NE Spring Blvd and 

133rd Avenue NE will be continuous and free of barriers.  Access to the building is at-grade 

with minimal elevation changes.  Canopies are provided at the main building entry for 

weather protection. 

A variety of outdoor spaces are proposed including an entry plaza with seating and a 
water feature that children can touch and walk through, for use by both residents and the 
public.   
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Architectural Guidelines 
 

 1. Encourage High Quality Materials 
 2. Provide Interesting Building Massing 
 3. Create Attractive Building Silhouettes and Rooflines 
 4. Foster Attractive Rooftops 
 5. Promote Welcoming Residential Entries 
 6. Promote Visually Interesting Upper Floor Residential Windows 
 7. Build Compatible Parking Structures 

 
 
Findings: The project proposes to use high quality, long-lasting building materials.  In a nod 

to Bel-red’s industrial past, the material palette uses natural streel at the ground level 

common spaces.  The ground level also features fiber cement siding in a light gray color to 

play off the warmth of the natural steel.  Large expanses of the building frontage emphasize 

the lobby entry and fitness spaces at the ground floor. 

At the upper floors, vertical bars consisting of wood-look stained fiber-cement lap siding help 

to break down the scale of the building and emphasize the corners where larger windows 

occur.  The vertical bars sit outboard from the face of the upper floors, clad in a dark gray 

fiber-cement panel siding.  Black horizontal metal fins add accent and shadow line to the 

upper building composition and break down the scale by dividing the upper mass into 3 (2 

stacks of floors).  Metal balconies with wire mesh railings accent the upper mass.   

To provide interesting building massing and to break up the scale of the building, the building 

is broken into 3 main elements: The upper element is set back along the south and west 

and is further broken down in scale with vertical bars that create a rhythm around the façade.  

The base features a simple grid in gray and two natural steel boxes that create a dialogue 

between the main entry, common spaces and the light rail station.  The scale is further 

broken down at the ground level entries with metal frames that relate to the pedestrian scale.    

Varied roof heights are proposed.  At the base, the natural steel boxes are taller than the 

gray element, indicating a hierarchy at the common spaces.  Likewise, the upper roof angles 

gently at the southwest corner and at the southeast common roof deck.  These roof angles 

occur at prominent building corners and set up a dialogue between the common roof deck 

and the rest of the building.  The edge of the upper roof has a black horizontal metal fin that 

adds accent and shown line to the composition. 

A common roof deck with landscaping and active uses is proposed for the southeast portion 

of the building at Level 8.  The upper roof will have stairs, elevator and mechanical 

penthouses and mechanical units will be screened and consolidated. 

The main residential entry into the building is from the entry plaza adjacent to NE Spring 

Blvd.  The main residential entry has a vestibule clad in metal and glazed storefront that 

pops out from the face of the building to engage visitors and emphasize the main entry. 

 

See Figure 2 – Building Materials and Colors  

Refer to Section XI.C for Condition of Approval regarding Building Materials/Details 

and Color Samples.  
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At the individual unit entries, metal canopies introduce a hierarchy to the façade and relate 

to the pedestrian scale. 

Upper floor residential windows will have multiple lights and will be operable.  The façade 

composition includes a series of vertical bars that create a rhythm around the building. 

The parking garage is not immediately adjacent to street frontages, other than at the parking 

entrance itself.  At the east façade, the structured parking garage is buffered from the 

adjacent 133rd Avenue NE by gently bermed-up landscaping at the multifamily play area.  At 

the south façade, the fitness, lobby, leasing and open plaza separate the parking garage 

from the streetscape.  Along the west façade, the primary ground-related uses are 

residential units and fitness room, with only the parking garage car entrance and a separate 

pedestrian access.  The west facade is approximately 8 feet back from the sidewalk and 

softened by a landscape buffer. 

 
Lighting Guidelines 

 
 1. Orient Lighting toward Sidewalks and Public Spaces 
 2. Integrate Building Lighting 
 

Ground level lighting will provide clear paths for pedestrians and will highlight entryways 

without creating harsh effect or shadowy hiding places.  Ground level lighting will include 

wall sconces at the residential entries, and wall-mounted sconces at the parking and loading 

entries.  For the landscape areas, tree up-lights and under-bench lighting will create an 

inviting and safe environment. 
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Lighting at the perimeter of the building will enhance the safety of pedestrians along the 

sidewalk, while limiting the light spillover from the project site.  Lighting in the courtyard has 

been selected to provide safe levels of illumination while respecting the adjacent residential 

units.  Refer to Section XI.C for Condition of Approval regarding Shielded Lights. 

 

V. PUBLIC NOTICE AND COMMENT 
 

Design Review / SEPA 

Application Date: October 19, 2018 

Application Completeness Date:  October 22, 2018 

Notice of Application published:  November 15, 2018 

Public Notice Sign installed: November 15, 2018 

Public Meeting:  November 27, 2018 

Minimum Comment Period ended: November 29, 2018 
 
A public meeting for this Design Review/SEPA Determination was held on November 27, 

2018 at City Hall.  Two public attendees were present in addition to the applicant’s design 

team.  One person provided written comments at the meeting and in subsequent emails: 

• Reject the proposed increase in FAR to 3.44, and limit development to a FAR of 1.0. 

• Scale Down building height to 45 feet and FAR 1.0.  The building height should be 

reduced to the maximum allowable height of 45 feet, from the ‘normal’ ground level 

to the highest point on the roof of the building. 

• City’s BelRed rezone never was justified, and this kind of developments only 

intensity traffic and other environmental impacts. 

• Precedent set if FAR increase is granted, leading to higher density uses in 

surrounding areas. 

• No public benefit will result from the approval of this project as propose, especially 

regarding the proposal to pay the City for alleged benefits in lieu full compliance with 

the baseline zoning and land use requirements, especially since the City already has 

developed and budgeted plans for BelRed parks and tails, stream restoration, 

transportation, and utility improvements.  

• I believe the frequent train service (see below) immediately adjacent top the 

proposed SummerHill BelRed apartment makes this location imminently unsuitable 

for an apartment development. 

Response 

         The proposed building is in conformance with the Land Use Code and the zoning 

dimensional requirements. See Table 1 – Dimensional Requirements in Section III.2.  The 

BelRed Subarea Plan includes goals and policies encouraging the transition of BelRed into 

a pedestrian-friendly, transit-oriented, mixed-use area and supports increased residential 

densities and a diversity of housing types. See Section IX.A for discussion of consistency 

with the BelRed Subarea Plan vision, goals and policies.  The proposal is consistent with 

provisions of the FAR Amenity System in the Land Use Code, which allows for in lieu 

payments for increases over the base floor area ratio (FAR), with the objective of providing 

funding for Affordable Housing (Tier 1a) and Parks and Streams (Tier 1b).  
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The other public attendee was representing an adjacent property owner and was primarily 

interested in the project’s road improvements, 

Written comments were also received from the Muckleshoot Indian Tribe regarding the 

location of the Goff Creek culvert relative to the project, whether the project is proposing to 

relocate the Goff Creek pipe, and whether the project precludes or otherwise affects the 

ability to make the Goff Creek pip/culvert passable.  It is shown as a barrier on the City’s 

2000 fish passage map.  

Response 

The Goff Creek culvert is located to the south and west of the site.  See Figure 4 in Section 

II.A above   A 50-foot structure setback is required from the closed/piped stream and the 

structure setback extends onto the south portion of the site and to the west site boundary.  

The proposed building location is outside of the 50-foot stream structure setback.  The 

project is not proposing to relocate the Goff Creek pipe and it would not preclude the ability 

to make the Goff Creek culvert fish passable in the future.  

The minimum required public comment period ended on November 29, 2018 for the Design 

Review and SEPA Threshold Determination, although comments were accepted up to the 

date of this decision.  Additional written comments were received after the minimum public 

comment period from one of the citizens who attended the public meeting and these 

comments are included and responded to above.   

 
VI. TECHNICAL REVIEW 

A. Clearing & Grading 

The clearing and grading reviewer has reviewed the plans and materials submitted for 

this project and has approved the clearing and grading portion of the design review 

application.  Approval of this design review does not constitute an approval of any 

construction permit.  An application for a clearing and grading permit must be 

submitted and approved before construction can begin.  Plans submitted as part of 

any permit application for this project shall be consistent with the activity permitted 

under this approval and must comply with the City of Bellevue Clearing and Grading 

Code (BCC 23.76).  Refer to Section XI.C for Condition of Approval regarding 

Clearing & Grading Permit Required. 

B. Utilities 

Utility Department approval of the design review application (18-128615 LD) is based 

on the conceptual design only. Changes to the site layout may be required to 

accommodate the utilities after utility engineering is approved.  Refer to Section XI.A 

for Condition of Approval regarding Utilities Permit Required. 

Water 
The water supply for this site will be provided from the existing 12” water main located 
in NE Spring Boulevard off the 400 water pressure zone. 
 
Sewer 
The City of Bellevue Utilities has adequate capacity for providing sanitary sewer for 
this proposal.  The site can connect to the existing 8” sewer mains located in 132nd 
Avenue NE and NE Spring Boulevard.   
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Storm Drainage 
The proposed storm drainage system is conceptually approvable under the design 

review application no. 18-128615LD.  However, the entire storm drainage system for 

this project will be reviewed and approved under the Developer Extension agreement 

(i.e. Utilities Permit).  The current City of Bellevue Surface Water Engineering 

Standards (SWES) provides all storm requirements that are applicable to this 

proposal. 

C. Transportation 

Project Summary 

The SummerHill project is located on a corner parcel in Bellevue’s Bel-Red 

neighborhood.  Specifically, the parcel is in the NE corner of the intersection of the 

public arterial roads Spring Boulevard and 132nd Avenue NE.  The project proposes to 

construct up to 250 multi-family dwelling units in an 8-story building.  West of the 

project site a light rail station is being constructed on Spring Boulevard between 130th 

Avenue NE and 132nd Avenue NE, which makes this project a TOD or Transit Oriented 

Development.  The parcel previously had a 38,968 SF warehouse with one access 

location onto 132nd and two access locations onto Spring Boulevard.  These three 

driveways provided two loops that were used for loading.   

 

Sound Transit has since taken control of the site, demolished the warehouse, and is 

using the site as a laydown yard for light rail construction.  The Summer Hill project 

must wait until Sound Transit’s temporary construction easement is terminated or 

expires prior to beginning any construction.  The pictures below show the conditions 

when the warehouse was present during the early permit applications and the current 

condition with the site as a Sound Transit light rail laydown yard.  

 
 

 
 

 
132nd Avenue NE and Spring Boulevard are both classified by the City as arterial 

streets and priority bike corridors.  The City and Sound Transit are constructing the 

bicycle facilities on Spring Boulevard while the 132nd Avenue NE protected bicycle 

facilities are to be constructed with development in segments.  

 

https://gtxinternalpr.ci.bellevue.wa.us/silverlightviewer/viewer.html?Viewer=Mapshot
https://gtxinternalpr.ci.bellevue.wa.us/silverlightviewer/viewer.html?Viewer=Mapshot
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Multimodal Site Access  
 

Vehicle Access and Loading 
The proposed vehicular access to two levels of parking will be provided via a driveway 

on the public arterial road 132nd Avenue NE, which will not have any turning 

restrictions.  The City reserves the right to restrict turning restrictions in the future 

based upon traffic safety.  Refer to Section XI.A for Condition of Approval 

regarding Vehicular Access Restrictions.  This driveway will provide access to a 

total of 176 parking stalls.  This driveway is located approximately 225-ft north of 

Spring Boulevard and meets Bellevue’s sight vehicular and pedestrian sight distance 

requirements. 

Loading will occur from a separate driveway off 133rd Avenue NE.  The project will 

construct half-street improvements on 133rd Ave NE.  The loading facilities on 133rd 

Avenue NE have been designed so that all loading can take place on site and without 

blocking of the public sidewalk.  Moving trucks, delivery trucks, and refuse trucks will 

back into the loading facility across the public sidewalk to load/unload.  Appropriately 

sized loading facilities shall be provided, including vertical clearance, for trash and all 

other loading activities to take place without blocking the sidewalk.  AutoTurn diagrams 

like the one shown below were prepared to verify adequate access is provided.  Refer 

to Section XI.A for Condition of Approval regarding Provisions for Loading. 
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Pedestrian Access 

There are currently no pedestrian facilities that provide access to the site.  Prior to 

Sound Transit turning the site back over to the developer they will construct the 

sidewalk along the 132nd Avenue NE and Spring Boulevard frontages, separated from 

the road by a planter strip.  These facilities are considered interim and will not be 

constructed to meet the City’s width standards.  This development will be required to 

demolish and reconstruct the frontages to provide pedestrian facilities that meet City 

standards.    

The standard for arterial streets in the BelRed, including 132nd Avenue NE and Spring 

Boulevard, require a clear width of 9-ft.  On the new public local road 133rd Avenue NE 

sidewalks require a clear width of 8-ft. These wide pedestrian facilities are necessary 

due to the density of the zoning and to serve Transit Oriented Development.  With a 

light rail station located immediately across 132nd Avenue NE to the west of the 

proposed development there will be heavy use of these pedestrian facilities by the 

proposed development.  

 
Bicycle Access 

Spring Boulevard is a priority bicycle corridor with the City constructing protected 

bicycle facilities west of 132nd Avenue NE and Sound Transit constructing buffered 

bicycle facilities east of 132nd Avenue NE. 

 

The proposed SummerHill project will construct new bicycle facilities along the projects 

132nd Avenue NE frontage as it is also a priority bicycle corridor.  This will include a 

minimum one way northbound 5-ft wide bicycle lane separated from the road by a 

minimum 5-ft wide planter strip.  The bicycle facility will be located between the planter 

strip and the sidewalk with a 1.5-ft wide concrete wedge providing separation from the 

sidewalk.  The bicycle lane will consist of hot-mix-asphalt (HMA) while the sidewalk 

will be constructed with concrete to provide a difference in materiality that compliments 

the 4-inches of grade separation provided by the concrete wedge.  The grade 

separation and difference in materiality are key to keeping these two non-motorized 

modes separate and safe.  The 132nd Avenue NE bicycle facilities will be constructed 

by development in segments which may result in an incomplete corridor until 

development occurs along the length of 132nd Avenue NE. 

 

Transit Service Access 

Sound Transit will operate light rail in close proximity to the proposed Summer Hill 

project.  The nearest station is located only a short walk across 132nd Avenue NE to 

access the station located on Spring Boulevard between 130th Avenue NE and 132nd 

Avenue NE. Residents of the proposed project only need to walk across 132nd Avenue 

NE to reach the station mid-block. 

Bus service is available approximately 800-ft to the south of the proposed project on 

Bell-Red Road for routes 226 and 888.  Additional bus service is located approximately 

1,300-ft to the north from the proposed project on Northup Way for the routes 249 and 

889. 
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The BelRed Street Grid 
 
Part of the BelRed neighborhood up-zone included requirements for the construction 

of a new street public grid network.  The land use code lays out a grid of required 

streets in addition to requirements for the maximum block size radius.  The SummerHill 

project has a new public local grid road that runs north-south on the project’s east 

property line called 133rd Avenue NE.  The project will be required to construct a half 

street section that meets Transportation requirements.  The minimum road width is 20-

ft with 2-ft of shy distance that is free from structures and obstructions. The project will 

construct concrete curb and gutter, a minimum 5-ft wide planter strip, and a minimum 

8-ft wide sidewalk.  A section of the new public road 133rd Avenue NE is shown below. 

 

 
The vertical profile of this segment of 133rd must be forward compatible with the future 

street up to Northup Way.  The City has reviewed a preliminary vertical road profile 

which was found to be acceptable and to not preclude the road from continuing to the 

north to Northup Way.  This includes the tabling of intersections as needed to ensure 

ADA complaint ramps and road crossings. 

 

The new public road will require right of way dedication to the back of the curb with the 

planter and sidewalk being located within sidewalk and utility easement.  SummerHill 

has chosen to meet the 2-ft shy distance requirement by negotiating with the adjacent 

property to have them dedicate a minimum 2-ft wide public road easement.  If the 

applicant cannot acquire this easement the road will need to shift 2-ft which may 

impact the building, causing significant re-design work.   

 

Because it is unknown whether the adjacent property to the north can acquire the 

same public road easement to meet the 2-ft shy distance requirement, a 2-ft triangular 

piece of additional right of way and sidewalk easement will be required to 

accommodate a possible 2-ft shift in the road alignment.  This will only be required 

north of the proposed loading driveway up-to the north property line.  
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Although the Transportation Development Code requires roads greater than 150-ft to 

have a turnaround facility, one will not be provided on 133rd Avenue NE with this 

project.  However, the transportation code provides authority for the Transportation 

Engineer and the Fire Marshal reviewing the project to not require such a facility when 

the dead-end is temporary and will be extended in the future.  Refer to Section XI.B 

for Condition of Approval regarding Transportation Infrastructure 

Improvements & Civil Engineering Plans. 

 
 

Sight Distance for vehicles and pedestrians 

Sight distance requirements for vehicles and pedestrians were evaluated at the 

proposed driveway approaches at the two garage access points onto 132nd Avenue 

NE and 133rd Avenue NE and shown to meet the City’s standards. Any proposed 

landscaping, signage, and street furnishings shall be placed to avoid obstruction within 

the sight lines for vehicles and pedestrians.  Refer to Section XI.B for Condition of 

Approval regarding Transportation Infrastructure Improvements & Civil 

Engineering Plans. 

 

Street Lighting 

Street lighting photometric analysis is required adjacent to the proposed site along 

132nd Avenue NE, Spring Boulevard, and 133rd Avenue NE.  New street light poles 

and replacement of existing luminaires with new poles and LED fixtures are required 

to meet the City’s current standards. The arterials 132nd Avenue NE and Spring 

Boulevard shall meet the Major Classification photometric values.  The local grid road 

133rd Avenue NE shall meet the Collector Classification photometric values.  Refer to 

Section XI.B for Condition of Approval regarding Transportation Infrastructure 

Improvements & Civil Engineering Plans. 

 

Transportation Infrastructure  

In order to provide safe pedestrian and vehicular access in the vicinity of the site, and 

to provide infrastructure improvements with a consistent and attractive appearance, 

the construction of street frontage improvements is required as a condition of 

development approval. The design of the improvements must conform to the 

requirements of the Americans with Disabilities Act, the Transportation Development 

Code (BCC 14.60), and the provisions of the Transportation Department Design 

Manual.  

Engineering and construction details must be shown on the civil engineering plans 

submitted to the clearing and grading permit. The engineering plans shall be the 

controlling document on the design of these features; architectural and landscape 

plans must conform to the engineering plans. During construction, city inspectors may 

require additional survey work at any time to confirm proper elevations.  The building 

grade and elevations shall be consistent with the curb and sidewalk grade shown in 

the approved civil engineering plans. Refer to Section XI.C for Condition of 

Approval regarding Building and Site Plans - Transportation. 



SummerHill BelRed 
18-128615-LD  
Page 27 of 52 
 

     

 Spring Boulevard improvements include installation new 9-ft wide concrete sidewalk 

and a 5-ft wide planter strip. 

 

132nd Avenue NE improvements include installation of new concrete curb and gutter, 

a 5-ft wide planter strip, a 5-ft wide protected NB bicycle lane, a concrete wedge buffer, 

and a 9-ft wide sidewalk. 

 

133rd Avenue NE improvement include installation of a new half street public road.  

This includes 2-ft of shy distance, 20-ft of pavement concrete curb and gutter, a 5-ft 

wide planter strip, and an 8-ft wide sidewalk. 

 

Specific construction requirements for Spring Boulevard, 132nd Avenue NE, and the 

new public road 133rd Avenue NE are detailed in the Conditions of Approval. 

Refer to Section XI.B for Condition of Approval regarding Transportation 
Infrastructure Improvements & Civil Engineering Plans and Section XI.D 
regarding Street Frontage Improvements. 

 
 
Right of Way Dedication and Easements 

To incorporate street improvements which are reasonably necessary to mitigate the 

direct results of the development, and to accommodate the street widening described 

elsewhere in this document, the developer is required to dedicate property such that 

street surface to back of curb is accommodated within the public right of way on 132nd 

Avenue NE, Spring Boulevard, and 133rd Avenue NE. 

 

Right of way dedication is required to encompass the whole public road to the back 

edge of the curb.  A sidewalk and utility easement are required from the back of the 

curb to the back of the sidewalk.  A multi-use easement is required from the back of 

curb to the back of the sidewalk on 132nd Avenue NE in place of sidewalk and utility 

easement due to the protected bicycle facility.  A public road easement is required to 

be dedicated to the City to meet the 2-ft shy distance requirement if the Summer Hill 

project chooses to use the adjacent property to the east to meet this requirement. 

 

If the project chooses to use the adjacent property to meet the City’s 2-ft shy distance 

requirement on 133rd Avenue NE, a 2-ft triangular piece of additional right of way and 

sidewalk easement shall be required to accommodate a possible realignment of the 

road in the event that the adjacent property to the north is not able to acquire the same 

easement.  The development to the north would then reconstruct the curb and 

sidewalk so that the alignment of the road shifts 2-ft to the west.  This additional 

easement and right of way would be required north of the loading driveway on 133rd 

Avenue NE.  Refer to Section XI.C for Condition of Approval regarding Dedication 

of Right of Way & Easements, Easements and Existing Easements. 

 
Use of the Right of Way During Construction 
Applicants often request use of the right of way and of pedestrian easements for 

materials storage, construction trailers, hauling routes, fencing, barricades, loading 
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and unloading and other temporary uses as well as for construction of utilities and 

street improvements. A Right of Way Use Permit for such activities must be acquired 

prior to issuance of any construction permit including demolition permit. Sidewalks 

may not be closed except as specifically allowed by a Right of Way Use Permit. Refer 

to Section XI.B for Condition of Approval regarding Right-of-Way Use Permit. 

 
 
Pavement Restoration 
The City of Bellevue has established the Trench Restoration Program to provide 

developers with guidance as to the extent of resurfacing required when a street has 

been damaged by trenching or other activities. Under the Trench Restoration Program, 

every street in the City of Bellevue has been examined and placed in one of three 

categories based on the street’s condition and the period of time since it has last been 

resurfaced. These three categories are, “No Street Cuts Permitted,” “Overlay 

Required,” and “Standard Trench Restoration.” Each category has different trench 

restoration requirements associated with it. Damage to the street can be mitigated by 

placing an asphalt overlay well beyond the limits of the trench walls to produce a more 

durable surface without the unsightly piecemeal look that often comes with small strip 

patching.  

 

Near this project, 132nd Avenue NE and Spring Boulevard have been classified as 

“Overlay Required.”  The new public grid road 133rd Avenue NE is a new street and 

will require a final lift with no pavement cuts.  At that point 133rd Avenue NE will be 

classified as “Overlay Required.”  Refer to Section XI.D for Condition of Approval 

regarding Pavement Restoration. 

Transportation Management Program 
In order to reduce single occupant vehicle trips and provide enhanced options to 

employees and infrastructure users, the City has adopted code provisions for a 

transportation management program. The owner of this development shall, prior to 

any initial occupancy of the building structure, sign and record an agreement approved 

by the City of Bellevue to establish a transportation management program to the extent 

required by BCC14.60.070. and 14.60.080.  Refer to Section XI.C for Condition of 

Approval regarding Transportation Management Program and Section XI.D for 

Condition of Approval regarding Implement the Transportation Management 

Program. 

D. Fire 

The Bellevue Fire Department Fire Prevention Division has reviewed the submittal in 

accordance with the 2015 International Fire Code, 2015 International Building Code, 

City of Bellevue requirements, and good fire protection practices. This review was 

based upon, and limited to, the information presented on drawings and/or materials 

received in our office.  The Fire Department can approve the application, subject to 

the conditions.  Refer to Section XI.C for Condition of Approval regarding Fire 

Review. 
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E. Building Division 

The plans submitted for Design Review approval dated October 19, 2018, have not 

been sufficiently developed for a thorough review under the 2015 IBC (International 

Building Code), including amendments made by the State of Washington and the City 

of Bellevue. Complete review will occur under the Building permit application(s) in 

accordance with the codes in effect at the time of complete application. The following 

comments are preliminary in nature and are not intended to be all-inclusive or imply 

approval. 

The plans generally conform to the level of detail typical at this stage in the design 

process.  

Refer to Section XI.C for Condition of Approval regarding Building Review 
Conditions. 

 

VII. STATE ENVIRONMENTAL POLICY ACT (SEPA) 

The environmental review indicates no probability of significant adverse environmental 

impacts occurring as a result of the proposal that are beyond those identified in the BelRed 

Corridor EIS and the Transportation Facilities Plan EIS. The Environmental Checklist 

together with information submitted (in the official file) adequately discloses expected 

environmental impacts associated with the proposed Design Review approval.  The City 

codes and requirements, including SEPA, Land Use Code, Noise Ordinance, Building Code 

and other construction codes adequately mitigate expected environmental impacts.  

Therefore, issuance of a Determination of Non-Significance (DNS) is the appropriate 

threshold determination under the State Environmental Policy Act (SEPA) requirements, 

with incorporation by reference of: 

• The BelRed Corridor Project Draft and Final Environmental Impact Statement, 
issued July 19, 2007 and addendum. 

• Final Environmental Impact Statement, 2019-2030 Transportation Facilities Plan, 
June 2019. 

 
These documents are available through the Development Services Department, Records 
Room, Lobby Floor, Bellevue City Hall, 450 110th Avenue NE. 
 
Adverse impacts which are less than significant are typically subject to City Codes or 

Standards which are intended to mitigate those impacts.  Where such impacts and 

regulatory items correspond, further documentation is not necessary.  For other adverse 

impacts which are less than significant, Bellevue City Code, Section 22.02.140, provides 

substantive authority to mitigate impacts disclosed through the environmental review 

process.   

   
A. NOISE 

As conditioned, short term impacts related to noise generation as a result of the 

construction will be minimized.  Noise related to construction is allowed from 7:00 a.m. 

to 6:00 p.m. Monday through Friday and 9:00 a.m. to 6:00 p.m. on Saturday, except for 

Federal holidays and as further defined by the Bellevue City Code.  Exceptions to the 
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construction noise hours limitation contained in the Noise Control Code MAY be granted 

pursuant to 9.18.020.C.1 when necessary to accommodate construction which cannot 

be undertaken during exempt hours.  Written requests for exemption from the Noise 

Control Code must be submitted two weeks prior to the scheduled onset of extended 

hour construction activity. The use of best available noise abatement technology 

consistent with feasibility is required during construction to mitigate construction noise 

impacts to surrounding uses.   

Refer to Section XI.A for Condition of Approval regarding Construction Noise 
Hours, Use of Noise Abatement Technology, and Section XI.C for Condition of 
Approval regarding Certification by a Noise Consultant. 
 

In addition, per BCC 9.18.045B, noise levels in sleeping areas shall not exceed 40 dBA.  

The applicant will be required to submit certification by an acoustical consultant prior to 

construction of the residential buildings, that the construction methods and materials for 

the residential units will meet this threshold.  If the threshold is exceeded, then noise 

attenuation measures will be required to be incorporated into the construction design.  

Once construction is complete, noise levels will be required to be measured inside a 

random sample of units to ensure sleeping areas do not exceed the 40 dBA threshold.  

Refer to Section XI.D for Condition of Approval regarding Noise Levels/ 

Measurements in Sleeping Areas. 

 

 
B. AIR QUALITY 

During construction, emissions to the air will be released by construction vehicles and 

heavy equipment. Following construction, emissions from residents’ vehicles will be 

released.  

Construction would temporarily increase dust and vehicle emissions near the 

construction area. Mitigation will include using BMPs to control dust, covering exposed 

soils, and requiring idling vehicles to be shut off. Construction vehicles will be fitted with 

required, factory-installed emission control devices. To reduce the potential of dust, 

construction accesses will be covered with rock or aggregate. Dust emissions will also 

be reduced during construction through the use of spray water as necessary during dry 

weather conditions and planting disturbed areas with erosion control seed mix as soon 

as is practical. Material stockpiles will also be covered or watered as necessary to 

control dust. These are standard practices imposed on the Clearing & Grading permit. 

(Bellevue City Code 23.76) 

Construction vehicles and heavy construction equipment shall emit the least amount of 

air pollution as possible.  While on city streets, all construction vehicles shall meet the 

requirements of the Revised Code of Washington 46.61.655 for covered loads.  

Refer to Section XI.B for Condition of Approval regarding Air Pollution from 

Construction Vehicles and Equipment. 

 

C. LIGHT AND GLARE 
There is the potential for light and glare with the lights at night from residential units. 

Potential light and glare impacts will extend to adjacent businesses that operate after 
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dark, in addition to vehicular/pedestrian traffic along adjacent streets.  In order to 

mitigate potential impacts to adjacent vehicular drivers/businesses/residents, any light 

source emitting from the project area shall incorporate cutoff shields and be designed 

so as not to provide light and glare and spillover offsite. Refer to Section XI.C for 

Condition of Approval regarding Shielded Lights. 

 

D. TRANSPORTATION 

 
 Long Term Impacts and Mitigation 

The City has prepared a traffic forecasting model for the 2030 horizon year to assess 

cumulative impacts that may result from growth and development during that period.  This 

modeling analysis is based on a projected land use scenario and improvements to the 

transportation system that would occur during this time period. 

 

Under the level of service standard detailed in the Transportation Code, the City is divided 

into 14 Mobility Management Areas (MMAs), each with an area average standard and a 

congestion management standard.  The traffic modeling shows that all of the MMAs would 

meet both standards. This project proposes to add a maximum net increase of 250 

residential multi-family units in MMA 12.  This level of development is within the 

assumptions of the City’s traffic modeling and does not require additional mitigation. 

 

In addition, transportation impact fees are used by the City to fund street improvement 

projects to alleviate traffic congestion caused by the cumulative impacts of development 

throughout the City. Payment of the transportation impact fee, as required by Chapter 

22.16 BCC, contributes to the financing of transportation improvement projects in the 

current adopted Transportation Facilities Plan, and is considered to be adequate 

mitigation of long-term traffic impacts. Fee payment is required at the time of building 

permit issuance. Impact fees are subject to change and the fee schedule in effect at the 

time of building permit issuance will apply. 

 
 Mid-Range Impacts and Mitigation 

Project impacts anticipated to occur in the next six years are assessed through a 

concurrency analysis. The Traffic Standards Code (BCC 14.10) requires that development 

proposals generating 30 or more new p.m. peak hour trips undergo a traffic impact 

analysis to determine if the concurrency requirements of the State Growth Management 

Act are maintained.  

 

The SummerHill project will generate approximately 125 net new p.m. peak hour trips. 

That number was used to check for concurrency. City staff distributed and then assigned 

project-generated trips to the street network using the City’s EMME-2 travel forecasting 

model with the current Capital Investment Program network. By adding the expected 

project-generated trips to the traffic volumes in the model, the area average levels of 

service were determined. To create a baseline condition for comparison, the levels of 

service were also determined using traffic volumes without the project-generated trips. 
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Neither the maximum area-average levels of service nor the congestion allowances would 

be exceeded as a result of traffic generated from this proposal. Therefore, the proposed 

development passes the concurrency test. The concurrency test results are included in 

the Transportation Department file for this development. A concurrency determination is 

issued on the date of issuance of the land use decision. This project complies with the 

Traffic Standards Code and is receiving a Certificate of Concurrency. 

 

The rules of concurrency reservation are outlined in the Traffic Standards Code Director’s 

Rules. The concurrency determination is reserved to this project at the land use decision 

date. The concurrency reservation expires one year from the land use decision date 

unless a complete building permit application is filed (BCC 14.10.040.F).    At the time of 

a complete building permit application, the concurrency reservation will remain in effect 

for the life of the building permit application, pursuant to BCC 23.05.090.H. Upon issuance 

of the building permit, concurrency is reserved for the life of the building permit as provided 

for in BCC 23.05.100.E. 

 

Short Term Operational Impacts and Mitigation 

A transportation impact analysis dated March 14, 2019 was prepared for the Summer Hill 

project by Gibson Traffic Consultants. The project trips were calculated and concurrency 

was determined at that time for use to complete the TIA.  Since then the City has updated 

their trip generation rates.  The old rate was 0.55 trips per multi-family unit while the new 

Transit Oriented Development Rate as of January 1st, 2020 is 0.19 trips per multi-family 

unit.  The trip rate using these new numbers would result in a trip rate of 35 net new vehicle 

trips for the proposed Summer Hill project. 

The analysis reviewed the operations of three intersections and the project’s site access: 

1. 132nd Avenue NE at NE 20th Street – Signalized 

2. 132nd Avenue NE at NE Spring Boulevard – Unsignalized 

3. 132nd Avenue NE at Bel-Red Road – Signalized 

4. 132nd Avenue NE at Site Access – Unsignalized 

All intersections remained at LOS E or better with the proposed project improvements.  

These include frontage improvements along 132nd Avenue NE and Spring Boulevard, a 

protected bicycle facility on 132nd, and construction of the new public road 133rd Avenue 

NE. 

To improve pedestrian connectivity and as part of the project’s required frontage 

improvements the project will construct 9-ft wide sidewalks on the arterial frontages of 

132nd Avenue NE and Spring Boulevard.  8-ft wide sidewalks will be installed on the new 

public road 133rd Avenue NE.  

To improve bicycle connectivity and as part of the project’s required frontage 

improvements the project will construct protected northbound bicycle facilities on the 

frontage of 132nd Avenue NE. 
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VIII. CHANGES TO PROPOSAL DUE TO CITY REVIEW  

Changes to the project as a result of the Design Review process included the following: 

• Goff Creek Culvert – Goff Creek flows in a culvert to the south and west of the subject 

site (see Figure 4 – Goff Creek Structure Setback and Building Stepback).  When the 

application was originally submitted, City mapping and information indicated that Goff 

Creek flowed in a pipe/culvert located on the east side of the NE 132nd Avenue right-of-

way.  The proposed building was setback approximately 35 feet from the west property 

line to meet the 50-foot structure setback from the closed stream segment.  It was later 

determined that a pipe/culvert on the west side of NE 132nd Avenue has a lower invert 

elevation and conveys the base flows of the Creek and that the pipe on the east side of 

NE 132nd Avenue was constructed as an overflow pipe.  The 50-foot structure setback 

from the Goff Creek pipe/culvert on the west side of NE 132nd Avenue extends to the 

west property boundary of the site.  The building location was revised and the building 

footprint shifted to the west. 

The change in the location of the Goff Creek culvert only affected the structure setback 

along NE 132nd Avenue.  Goff Creek is also in a closed culvert to the south of the project 

site, within the NE Spring Blvd right-of-way.  The plans include a 50-foot structure 

setback from the closed Goff Creek stream segment on the south boundary of the 

property. 

• Multifamily Play Area - When the building footprint was revised and shifted to the west, 

(with the change to the structure setback from the Goff Creek culvert on NE 132nd 

Avenue), a multi-family play area was added to the east side of the proposed building, 

fronting on NE 133rd Avenue. 

• Residential Units facing NE 132nd Avenue – Plans were revised to provide residential 

entries and a direct sidewalk connection from the residential units to the sidewalk along 

NE 132nd Avenue to encourage activation of the street frontage and “eyes” on the street, 

in compliance with “Required Sidewalk-Oriented Development” standards (LUC 

20.25D.130.C).  The landscaping between the residential units and the street was also 

revised. 

• Loading and Trash Collection  - A residential unit was eliminated, reducing the unit count 

from 250 units to 249 residential units after meeting with Republic Services and 

responding to the need to increase the height of the floor level trash collection area for 

garbage truck loading.     

 
 
IX. DECISION CRITERIA 

Per Land Use Code 20.30F.145, the Director may approve or approve with modifications 
an application for Design Review if: 
 
A. The proposal is consistent with the Comprehensive Plan. 

 
Finding: The proposal, as conditioned, is consistent with the Comprehensive Plan and 

BelRed Subarea Plan.  Staff has reviewed the policies which apply to the project and has 

determined that those applicable policies will be implemented through the application of 
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City Codes and the adopted Design Guidelines identified in the BelRed Chapter of the 

Land Use Code. Refer to Section XI. for Conditions of Approval regarding Project 

Plans, Final Landscape Plan, Building Materials/Details and Colors, and Signage. 

 
The proposal is consistent with the Comprehensive Plan, including the following vision, 
goals and policies from the BelRed Subarea Plan: 

1) Vision: 

• The Bel-Red corridor in 2030 will be an area that is unique within the city of 
Bellevue and the entire Puget Sound region. It will be an area where thriving 
businesses will be adjacent to, and sometimes mixed with, livable 
neighborhoods, all served by a multi-modal transportation system that connects 
the area to the greater city and region. The area will also be distinguished by 
environmental and community amenities that will serve residents and 
employees in the area, as well as residents from surrounding neighborhoods 
and the entire city. The area will transition gracefully over time, with existing 
businesses being accommodated while new types of development will occur as 
conditions warrant. 

• Vibrant, diverse and walkable neighborhoods: Bel-Red will contain a broad 
range of housing types to meet the needs of a diverse population of varied 
income levels.  Neighborhoods will have a pedestrian friendly and walkable 
character, with convenient access to shopping, jobs, and community amenities, 
and will also be well connected to the larger city and region. 

• Appropriate scale of development:  Development and redevelopment in Bel-
Red should complement, not compete with, Downtown Bellevue, and should 
provide graceful transitions in scale in areas adjacent to residential 
neighborhoods.  

• Sustainability:  New neighborhoods, buildings, streetscapes, parking and open 
space systems, environmental enhancements, and transportation facilities will 
also be planned, designed and developed using state-of-the-art techniques to 
enhance the natural and built environment and create a more livable 
community.  

 
The proposal implements the vision of the Bel-Red Subarea Plan above by providing 

249 additional residential units to increase the overall residential density within Bel-

Red.  The proposed site development includes a public plaza fronting on NE Spring 

Blvd and the Sound Transit light rail alignment, enhancement of the street frontages 

including new sidewalks and landscaping to provide a safe and pleasant pedestrian 

experience and incorporates play areas for residents and children. 

 
2) Goals and Policies: 

Urban Design Goal: To achieve a design character that results in aesthetically 
beautiful, distinctive, and long-lasting places that evoke a strong sense of Bellevue and 
the Northwest, and a dynamic public realm that encourages social interaction. 

 

• POLICY S-BR-14. Use design guidelines to promote pedestrian-friendly and 
transit-oriented design, ensure quality and a sense of permanence, promote 
environmental sustainability, and create a distinct sense of place. Conduct 
design review for all mixed use, office and residentially designated areas of the 
Subarea. Apply additional depth and attention to the details of design review 
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within transit-oriented development nodes. 
 

Discussion: Design review should pay special attention to creating a pedestrian-
friendly environment, by helping to create vibrant, interesting, safe, walkable and 
interconnected sites. 

 
 

• POLICY S-BR-16. Encourage place-making and a dynamic public realm by 
integrating publicly accessible plazas, open spaces and other gathering places 
with development, in public and private projects. 

 

• POLICY S-BR-18. Encourage diversity in the built environment through a variety 
of building heights and forms, building articulation and modulation. Encourage 
building rooflines and floorplates that break down the scale of buildings, help to 
differentiate Bel-Red from Downtown, and enhance the architectural variety of 
the area. 

 

• Policy S-BR-19.  Encourage the use of building materials that are of high quality 
and durability, are appropriate for the area climate, and that have a sense of 
permanence. 

 

• Policy S-BR-20.  Reinforce the area’s sense of place and Northwest provenance 
by encouraging innovative building and site design, construction techniques and 
materials that reflect the industrial roots of the area while emphasizing the 
emerging urban character of Bel-Red. 

 
The Urban Design goals and policies of the BelRed Subarea Plan are incorporated 

into the SummerHill project. The project creates a strong connection between the 

future light rail station to the west and the southwest corner of the site and a sense 

of entry into the Bel-Red neighborhood, that includes a publicly accessible plaza 

fronting on NE Spring Blvd.  The architectural language of the building is a simple, 

modern, clean aesthetic that references the neighborhood’s industrial past but also 

looks to the future of a mixed-use urban transit-oriented neighborhood.  The building 

massing is designed to break up the scale of the building and varied roof heights are 

proposed.  The project proposes to use high quality, long-lasting building materials.  

In a nod to Bel-red’s industrial past, the material palette uses natural streel at the 

ground level common spaces.  The project is subject to the plans submitted and 

attached.  Refer to Section XI.A for Condition of Approval regarding Project 

Plans.   

 
Housing Goal: To encourage Bel-Red redevelopment to result in a diversity of housing 
types and prices, including a significant share of “workforce housing”. 
 

• Policy S-BR-40.  Encourage a diversity of housing types, from high density, 
multi-story housing in transit nodes, to medium density housing outside nodes, to 
other innovative housing forms, such as live/work and work/live units. 

 
The proposal incorporates an urban housing type adjacent to the Sound Transit light rail 
station, which will complement potential future development in the area.   
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B. The proposal complies with the applicable requirements of this Code. 

Finding:  As described in Section III, the proposal complies with all applicable 
requirements of the Land Use Code.   

 

C. The proposal addresses all applicable design guidelines or criteria of this Code in 
a manner which fulfills their purpose and intent. 

Finding:  As conditioned, the proposal complies with all applicable requirements of the 

Land use Code and design guidelines.   Refer to Section III and IV of this report for how 

this proposal has met these standards and guidelines. 

 

D. The proposal is compatible with, and responds to, the existing or intended 
character, appearance, and quality of development and physical characteristics of 
the subject property and immediate vicinity. 

Finding: As conditioned, the proposed design is compatible and responds to the existing 

and future character of the BelRed Subarea and adjacent neighborhood.  Additional multi-

family residential development adjacent to the Sound Transit light rail station supports the 

vision for BelRed. 

E. The proposal will be served by adequate public facilities including streets, fire 
protection, and utilities. 

Finding:  All urban level public utilities/infrastructure are available to the site or will be 

constructed/installed as part of this development.  All city departments have reviewed the 

proposal and required associated conditions, as necessary. Refer to Section VI of this 

report for Technical Review. 

 
 
X. DECISION  

After reviewing the proposal for consistency with applicable City of Bellevue policies, 

development standards and SEPA review, the Director hereby APPROVES WITH 

CONDITIONS the Design Review Application for SummerHill BelRed. 

 
 
XI. CONDITIONS OF APPROVAL: 

A copy of the Conditions of Approval shall be copied onto a plan sheet at the beginning of 

the building permit plan set.  Refer to Section XI.A for Conditions of Approval regarding 

Conditions of Approval. 

   
Compliance with City Codes and Documents 

The applicant shall comply with all applicable Bellevue City Codes, Standards, and 
Ordinances, including, but not limited to the following: 
Applicable Codes, Standards and Ordinances 
 

Contact Person 

Land Use Code – BCC Title 20 Peter Rosen, 425-452-5210 
Environmental Procedures Code –  
BCC Title 22.02 

Peter Rosen, 425-452-5210 

Noise Control – BCC 9.18 Peter Rosen, 425-452-5210 
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Sign Code – BCC Title 22 Peter Rosen, 425-452-5210 
Transportation Code – BCC 14.60  Ryan Miller, 425-452-7915 
Transportation Development Review – BCC 22.16 
Utility Code – BCC Title 24 

Ryan Miller, 425-452-7915 
Arturo Chi, 425-452-4119 

Clearing and Grading Code – BCC 23.76 Janney Gwo, 425-452-6190 
Construction Codes – BCC Title 23 Behrooz Khorrami, 452-6143 
Uniform Fire Code – Bcc 23.11 
Addressing 

Glen Albright, 425-452-4270 
Jami Fairleigh, 425-452-4310 

  
The following conditions are imposed on the applicant under the authority referenced: 

 
A. GENERAL CONDITIONS: THE FOLLOWING CONDITIONS APPLY TO ALL 

PHASES OF DEVELOPMENT. 
 
LAND USE DIVISION CONDITIONS (GENERAL) 

 
1. Project Plans 
 The project is subject to the approved plans submitted January 28, 2020 and 

attached. 
 
AUTHORITY: Bellevue City Code 20.35.230  
REVIEWER:  Peter Rosen, Land Use  
 

2. Modification to the Design Review Plans 
Any modification to this approval shall be processed as either a Land Use 
Exemption or a new Design Review application.  Any modification of the project 
design must be reviewed for consistency with the design intent as stated in 
Section IX of this report. Conditions of Approval run for the life of the project. 
 
AUTHORITY:  LUC 20.30F.175 
REVIEWER:  Peter Rosen, Land Use 

 

3. Conditions of Approval 
A copy of these conditions of approval shall be copied onto a plan sheet at the 
beginning of the plan set(s) submitted for building permits. 
 
AUTHORITY: Land Use Code 20.35.230 
REVIEWER:  Peter Rosen, Land Use  
 

4. Construction Noise Hours 
The proposal will be subject to normal construction hours of 7 a.m. to 6 p.m., 
Monday through Friday and 9:00 a.m. to 6:00 p.m. on Saturdays, except for 
Federal holidays and as further defined by the Bellevue City Code. Exceptions to 
the construction noise hours limitation contained in the Noise Control Code MAY 
be granted pursuant to 9.18.020.C.1 when necessary to accommodate 
construction which cannot be undertaken during exempt hours.  Written requests 
for exemption from the Noise Control Code must be submitted two weeks prior to 
the scheduled onset of extended hour construction activity. 

 
 AUTHORITY:    BCC 9.18.020.C & 9.18.040 
 REVIEWER:    Peter Rosen, Land Use 
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5. Use of Noise Abatement Technology 
The use of best available noise abatement technology consistent with feasibility 
is required during construction to mitigate construction noise impacts to 
surrounding uses. 

 
 AUTHORITY: BCC 9.18.020F 
 REVIEWER:  Peter Rosen, Land Use 

 
UTILITIES REVIEW CONDITIONS (GENERAL) 

6. Utilities Permit Required 
Utility Department approval of the design review application (18-128615 LD) is 
based on the conceptual design only. Changes to the site layout may be required 
to accommodate the utilities after utility engineering is approved.   

 
The water, sewer, and storm drainage systems shall be designed per current 
City of Bellevue Utility Codes and Utility Engineering Standards. All design 
review, plan approval, and field inspection shall be performed under the Utility 
Developer Extension Agreements. 

 
 There will be a water Direct Facility Charge that will be due prior issuance of the 

utilities permit. 
 
AUTHORITY:  Bellevue City Code Title 24.02, 24.04, 24.06  
REVIEWER:   Arturo Chi, Utilities   

 
 
TRANSPORTATION REVIEW CONDITIONS (GENERAL) 

 
7. Vehicular Access Restrictions 
 Access to this site from 132nd Avenue NE will not be restricted with the 

approval of this project.  However, the City may restrict access in the future 
based upon traffic safety.  This may result in the driveway being limited to right-
in and right-out. 

 
AUTHORITY: BCC 14.60.150 
Reviewer:  Ryan Miller, (425) 452-2065 

 

8. Provisions for Loading 
 The property owner shall provide an off-street loading space which can access 

a public street.  This must include an off-street location for garbage pick-up, 
which must be acceptable to the garbage hauler. On-street loading and 
unloading will not be permitted on 132ND Avenue NE, 133rd Avenue NE, and/or 
Spring Boulevard.  All loading shall take place on-site behind the public 
sidewalk.  

 
AUTHORITY: LUC 20.20.590.K.4; BCC 14.60.180 
Reviewer: Ryan Miller, (425) 452-2065 
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B. PRIOR TO CLEARING & GRADING (CG) PERMIT ISSUANCE:  The following conditions 
are imposed to ensure compliance with the relevant decision criteria and Code 
requirements.  These conditions must be complied with on plans submitted with the 
Clearing & Grading and Demolition permit applications: 

 

CLEARING & GRADING  REVIEW CONDITIONS (Prior to CG issuance) 
 
9. Clearing & Grading Permit Required 

Approval of this design review does not constitute an approval of any 
construction permit.  An application for a clearing and grading permit must be 
submitted and approved before construction can begin.  Plans submitted as part 
of any permit application for this project shall be consistent with the activity 
permitted under this approval and must comply with the City of Bellevue Clearing 
and Grading Code (BCC 23.76).  

 
AUTHORITY:            Clearing & Grading Code 23.76.035 
REVIEWER:             Janney Gwo, Clearing & Grading Section 
 

 
LAND USE DIVISION CONDITIONS (Prior to CG issuance) 
 
10. Air Pollution from Construction Vehicles and Equipment 

Construction vehicles and heavy construction equipment shall emit the least 
amount of air pollution as possible.  While on city streets, all construction vehicles 
shall meet the requirements of the Revised Code of Washington 46.61.655 for 
covered loads. 
 
AUTHORITY: State Environmental Policy Act, Bellevue City Code, 23.76, 

Revised Code of Washington 46.61.655 
REVIEWER:  Peter Rosen, Land Use 
 

11. Final Landscape Plan 
The final Landscape Plan shall be submitted and reviewed as part of the 
Clearing and Grading Permit application for review by Land Use.  Provide 
details for any electrical outlets that are proposed to be located within the 
planting strips. 
 
AUTHORITY: LUC 20.20.520 
REVIEWER:  Peter Rosen, Land Use 

 

12. Street Trees and Right-of-Way Landscaping 
 All street trees along NE Spring Blvd, 132nd Avenue NE, and 133rd Avenue NE 

shall be planted consistent with the landscape plan (Sheet L1.01) and as 
specified by Parks Department tree planting standards.  The species to be 
planted are as follows:   

Ginkgo Biloba ‘Autumn Gold’ – 2.5” caliper  
Zelkova Serrata ‘Village Green’ - 2.5” caliper 
Tilia Cordata ‘Greenspire’ - 2.5” caliper 

AUTHORITY: LUC 20.25D.110.B.3.c. and 20.25D.110.B.3.e 
REVIEWER:  Peter Rosen, Land Use 
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TRANSPORTATION REVIEW CONDITIONS (Prior to CG issuance) 
 
13. Right-of-Way Use Permit  
 Prior to issuance of any construction or clearing and grading permit, the 

applicant shall secure applicable right-of-way use permits from the City’s 
Transportation Department, which may include: 

a) Designated truck hauling routes. 

b) Truck loading/unloading activities. 

c) Location of construction fences. 

d) Hours of construction and hauling. 

e) Requirements for leasing of right of way or pedestrian easements. 

f) Provisions for street sweeping, excavation and construction. 

g) Location of construction signing and pedestrian detour routes. 

h) All other construction activities as they affect the public street system. 
 
 In addition, the applicant shall submit for review and approval a plan for providing 

pedestrian access during construction of this project. Access shall be provided 
at all times during the construction process, except when specific construction 
activities such as shoring, foundation work, and construction of frontage 
improvements prevent access. General materials storage and contractor 
convenience are not reasons for preventing access.  

 
 The applicant shall secure sufficient off-street parking for construction workers 

before the issuance of a clearing and grading, building, a foundation or 
demolition permit. 

 
AUTHORITY:  BCC 11.70 & 14.30 
Reviewer:  Ryan Miller (425) 452-7915 

 
 

14. Transportation Infrastructure Improvements & Civil Engineering Plans 
 Civil engineering plans produced by a qualified engineer must be approved by 

the Transportation Department prior to issuance of the clearing and grading 
permit. The design of all street frontage improvements and driveway accesses 
must be in conformance with the requirements of the Americans with Disabilities 
Act, the Transportation Development Code, the provisions of the Transportation 
Department Design Manual, and specific requirements stated elsewhere in this 
document.  All relevant standard drawings from the Transportation Department 
Design Manual shall be copied exactly into the final engineering plans.   

 
 Transportation Infrastructure Improvements on Spring Boulevard, 132nd Avenue 

NE, and 133rd Avenue NE include the following: 
 

1) Spring Boulevard 

a. Protect and maintain the curb line, this is to be installed by Sound Transit.  
Any damaged sections of curb and gutter will be required to be replaced. 

b. Install a minimum 5-ft wide planter strip with the following: 

i. Spray Irrigation from a City meter.  A city meter will need to be 
installed by the developer if one is not present. 

ii. Soil preparation and root barrier 



SummerHill BelRed 
18-128615-LD  
Page 41 of 52 
 

     

iii. Street trees, ground cover, and landscaping 

c. Install a minimum 9-ft wide concrete sidewalk 

i. Remove the sidewalk that Sound Transit is installing as it was 
permitted to be interim until development would install a sidewalk 
that met the 9-ft wide Bel-Red arterial street standard. 

ii. The design and appearance of sidewalks shall meet the City’s Bel-
Red Corridor Plan 

d. Street lighting that meets Bellevue’s standards at the time of GD permit 
review. 

i. Installation of poles, arms, and LED fixtures meeting current City 
standards is required. 

ii. A combined street tree and street light plan is required for review 
and approval prior to completion of engineering and landscape 
plans. The goal is to provide the optimum number of street trees 
while not compromising the light and safety provided by streetlights.  
Street trees and streetlights must be shown on the same plan sheet 
with the proper separation (generally 25 feet apart) and the proper 
spacing from driveways (ten feet from Point A in standard drawing 
SW-140-1 or equivalent). 

2) 132nd Avenue NE 

a. The proposed access location shall meet Bellevue’s pedestrian and 
vehicular sight distance requirements. 

i. The access location shall meet all City standards, including width, 
for a driveway off an arterial roadway. 

b. Street widening is required to provide 16.5 ft of pavement consisting of the 
following: 

i. 5.5-ft half center turn lane 

ii. 11-ft NB travel lane 

c. Install new concrete curb and gutter 

d. Install a minimum 5-ft wide planter strip with the following: 

i. Spray Irrigation from a City meter.  A city meter will need to be 
installed by the developer if one is not present or if irrigation cannot 
be tied to the meter feeding Spring Boulevard. 

ii. Soil preparation and root barrier 

iii. Street trees, ground cover, and landscaping 

e. Install a minimum 5-ft wide protected bike lane consisting of the following: 

i. 0.5-ft vertical curb flush with the HMA 

ii. 4.5-ft HMA NB protected bike path 

f. Install a 1.5-ft wide concrete wedge to provide a buffer between the bike 
path and the sidewalk.  The concrete wedge shall provide at least 4-inches 
of grade separation between the two non-motorized facilities per the 
provided detail. 

g. Install a minimum 9-ft wide concrete sidewalk 

i. The design and appearance of sidewalks shall meet the City’s Bel-
Red Corridor Plan 

h. Street lighting that meets Bellevue’s standards at the time of GD permit 
review. 
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i. Installation of small cell poles, arms, and LED fixtures are required. 

ii. A combined street tree and street light plan is required for review 
and approval prior to completion of engineering and landscape 
plans. The goal is to provide the optimum number of street trees 
while not compromising the light and safety provided by streetlights.  
Street trees and streetlights must be shown on the same plan sheet 
with the proper separation (generally 25 feet apart) and the proper 
spacing from driveways (ten feet from Point A in standard drawing 
SW-140-1 or equivalent). 
 

3) 133rd Avenue NE 

a. The proposed access on 133rd Avenue NE shall meet pedestrian and 
vehicular sight distance requirements.   

b. Right of way dedication is required for the road to the back of the curb.  A 
sidewalk and utility easement is required to encompass the planter strip 
and the sidewalk from back of curb to back of sidewalk. 

c. If the project chooses to use the adjacent property to meet the City’s 2-ft 
shy distance requirement, a 2-ft wide triangular piece of additional right of 
way and sidewalk & utility easement will be required to provide a taper in 
the event that the adjacent property to the north is not able to acquire the 
same easement and the road alignment is required to shift 2-ft.  The 
development to the north would then reconstruct the curb and sidewalk so 
that the alignment of the road shifts 2-ft. 

d. A vertical road profile is required that general follows the profile provided 
by the City and meets AASHTO standards. It must not preclude the east 
half of the street from being constructed and must not preclude the future 
connection north to Northup Way.  This includes ADA compliant ramps and 
crossings at each new public grid road intersection. 

e. 2-ft of shy distance free of all structures and obstructions is required 
between the edge of the road and the adjacent property to the east.  Right 
of way dedication is required if this is accommodated on the project’s 
parcel.  A public road easement is required to be dedicated to the City if 
this requirement is to be fulfilled by an easement on the adjacent property 
to the east. 

i. The Summer Hill team has chosen to proceed at their own risk with 
designing their building based upon acquiring a 2-ft wide public 
roadway easement on the adjacent property to the east, against the 
recommendation of City Staff due to the consequences if the 
easement cannot be acquired.  If this easement cannot be acquired 
the road will need to shift two-feet into the site and require a re-
design of the building.   

ii. This easement will be required prior to any BB building permit 
issuance.  

f. Street widening is required to provide a minimum 20-ft wide two-way road.   

g. Install new concrete curb and gutter 

h. Install a minimum 5-ft wide planer strip with the following: 

i. Spray Irrigation from a City meter.  A city meter will need to be 
installed by the developer if one is not present or cannot be 
connected into from Spring Boulevard. 
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ii. Soil preparation and root barrier 

iii. Street trees, ground cover, and landscaping 

i. Install a minimum 8-ft wide concrete sidewalk 

i. The design and appearance of sidewalks shall meet the City’s 
BelRed Corridor Plan 

j. Street lighting that meets Bellevue’s Collector classification is required per 
the standards at the time of GD permit review. 

i. Installation of poles, arms, and LED fixtures meeting the City’s 
current standards. 

ii. A combined street tree and street light plan is required for review 
and approval prior to completion of engineering and landscape 
plans. The goal is to provide the optimum number of street trees 
while not compromising the light and safety provided by streetlights.  
Street trees and streetlights must be shown on the same plan sheet 
with the proper separation (generally 25 feet apart) and the proper 
spacing from driveways (ten feet from Point A in standard drawing 
SW-140-1 or equivalent). 

k. A public road name sign is required to be installed along with monuments 
for the new public road. 

 
4) Intersection of 132nd Avenue NE and Spring Boulevard 

a. Protect the ADA ramps to be installed by Sound Transit.  Ramps will be 
required to be replaced if damaged. 

b. The project will need to show how the 9-ft wide arterial sidewalks on Spring 
and 132nd Avenue NE connect to the ST intersection.  If this cannot be done 
in an ADA compliant or safe manner the review engineer shall require the 
re-construction of the corner and two new ADA ramps. 

c. Construct a ramp for cyclists riding NB on 132nd to enter the protected 
bicycle facility as they cross NB through the intersection.  This ramp should 
be located just north of the ADA ramps on the corner. 

 
5) Intersection of 133rd Avenue NE and Spring Boulevard 

a. Install one permanent ADA compliant ramp on the west side of the road 
intersection. 

b. Install one interim ADA ramp on the east side of the road intersection.  This 
ramp will be replaced when the adjacent property to the east develops and 
builds the remaining half road section. 

 
6) Signal and Fiber  

a. Conduit and junction boxes are required along the length of 132nd Avenue 
NE, 133rd Avenue NE, and Spring Boulevard for fiber.  The City will take on 
the cost of the fiber and the fiber installation. The applicant shall install the 
conduit and junction boxes.  
 

7) Structures Extending into the Sidewalk and Utility Easement 

a. No structure may extend into the Right of Way 

b. Underground Parking Garages 

i. Underground garages and building structures may extend under 
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the sidewalk and planter within the sidewalk and utility easement 
and multi-use easement if the vertical clearance requirements are 
met. 

1. At the intersection of 132nd Avenue NE and Spring 
Boulevard 20-ft of vertical clearance is required.  This is 20-
ft of clear dirt between the top of the structure to the top of 
sidewalk grade.  This is required between the PC and PT 
within the full footprint of the sidewalk and utility easement. 

2. On the arterials Spring Boulevard and 132nd Avenue NE 12-
ft of vertical clearance is required. This is 12-ft of clear dirt 
between the top of the structure to the top of sidewalk grade.  
This is required in the easement area between the curb and 
the back of the sidewalk. 

3. On the local street 133rd Avenue NE 12-ft of vertical 
clearance is required.  This is 12-ft of clear dirt between the 
top of the structure to the top of sidewalk grade.  This is 
required the easement area between the curb and the back 
of the sidewalk. 

c. Balconies, Weather Protection, and Building Extending Over the Sidewalk 
and Utility Easement. 

i. No balcony or any part of the building may extend over the public 
sidewalk and planter within a 60-ft vertical zone upon the sidewalk 
and utility easement or multi-use easement. 

ii. The only exception is removable weather protection.  This may 
extend over the sidewalk into the sidewalk and utility easement or 
multi-use easement. 

1. Weather protection must have at least three feet horizontal 
clearance from any streetlight or traffic signal pole. 

2. Weather protection must meet Transportation’s vertical 
clearance requirements. 

3. Weather protection shall be located at least 9-ft above the 
sidewalk grade and designed/constructed to be removable.  

 
 

8) The Americans with Disabilities Act (ADA)  

a. ADA requires that sidewalk cross slopes not exceed two percent.  The 
sidewalk cross slope may be less than two percent only if the sidewalk has 
a longitudinal slope sufficient to provide adequate drainage.  Bellevue’s 
standard for curb height is six inches, except where curb ramps are 
needed.  The engineering plans must comply with these requirements, and 
must show adequate details, including spot elevations, to confirm 
compliance.  New curb and sidewalk shall be constructed in compliance 
with these requirements.  Building elevations shall be consistent with the 
required curb and sidewalk elevations.  Spot elevations must be included 
in the building plans in a manner that proves that building elevations are 
designed to correspond to the sidewalk elevations shown in the 
engineering plans, especially at entrances and other key points. Curb and 
sidewalk elevations will not be revised to fit the building, and city inspectors 
may require spot surveys during construction in order to confirm the 
required elevations. All new and existing junction boxes shall have non-slip 
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lids installed.  All new and existing junction boxes shall have foundry 
applied non-slip lids within the public sidewalk. 

 

ADA also requires provision of a safe travel path for visually handicapped 
pedestrians. Potential tripping hazards are not allowed in the main 
pathway. Any planter boxes installed in the sidewalk to improve pedestrian 
sight distance at driveways must be designed to reduce the tripping 
potential and must not extend more than two feet into the public sidewalk. 
Traffic signal controller boxes and streetlight contactor cabinets must be 
located so as not to interfere with the main pedestrian path. Buildings shall 
be designed so that doors do not swing out into the pedestrian path. 
Installation of colored or textured bands to guide pedestrians in the 
direction of travel is advisable, subject to the requirements for non-standard 
sidewalk features. ADA-compliant curb ramps shall be installed where 
needed, consistent with City and WSDOT standard drawings. If such 
standards cannot be met, then deviation from standards must be justified 
on a Design Justification Form to be filed with the Transportation 
Department. 

9) No soil nailing or shoring is allowed under a street right of way or sidewalk/utility 
easement or multi-use easement without an indemnification agreement that 
protects the city. 

10) No fixed objects, including fire hydrants, trees, and streetlight poles, are allowed 
within ten feet of a driveway edge, defined as Point A in standard drawing SW-
140-1 or equivalent. Fixed objects are defined as anything with breakaway 
characteristics greater than a four-inch by four-inch wooden post. 

 

11) No new overhead utility lines will be allowed within or across any right of way or 
sidewalk easement, and existing overhead lines must be relocated underground. 

 

12) The applicant is required to coordinate mailbox location with the Bellevue 
Postmaster and show the mailbox location on the engineering plans 

 

13) A dedicated channelization and signage plan is required. 

Construction of all street and street frontage improvements must be completed 
prior to closing the clear and grade permit and right of way use permit for this 
project. A Design Justification Form must be provided to the Transportation 
Department for any aspect of any pedestrian route adjacent to or across any 
street that cannot feasibly be made to comply with ADA standards. Design 
Justification Forms must be provided prior to approval of the clear and grade 
plans for any deviations from standards that are known in advance. Forms 
provided in advance may need to be updated prior to project completion. For any 
deviations from standards that are not known in advance, Forms must be 
provided prior to project completion. 

 

AUTHORITY: BCC 14.60; Transportation Department Design Manual; Americans 
   with Disabilities Act 

Reviewer: Ryan Miller (425) 452-7915 
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C. PRIOR TO ISSUANCE OF BUILDING PERMIT:   Unless specified otherwise below, 

these conditions must be complied with on plans submitted with the Building 
Permit Application: 

 
15. BUILDING REVIEW CONDITIONS (Prior to BP issuance) 

The plans submitted for Design Review approval dated October 19, 2018, have not 
been sufficiently developed for a thorough review under the 2015 IBC (International 
Building Code), including amendments made by the State of Washington and the City 
of Bellevue. Complete review will occur under the Building permit application(s) in 
accordance with the codes in effect at the time of complete application. The following 
comments are preliminary in nature and are not intended to be all-inclusive or imply 
approval. 
 
The plans generally conform to the level of detail typical at this stage in the design 
process. The following items are required to be addressed in the development of the 
plans for building permit. 

 

1) You are proposing type IIIA over type IA construction. Please pay attention to 
Table IBC 601 for Building elements fire-resistance rating requirements for both 
construction type. 

2) Per IBC Section 602.3, Type III construction is that type of construction in which 
the exterior walls are of noncombustible materials and the interior building 
elements are of any material permitted by this code. Fire-retardant-treated wood 
framing complying with Section 2303.2 shall be permitted within exterior wall 
assemblies of a 2-hour rating or less. Please verify, you are complying with this 
section. 

3) Reference sheet A1.1, west stairway.  per IBC 1023.3, interior exit stairway shall 
terminate at an exit discharge or public way or through an exit passageway 
complying with 1023.11 &1024. 

4) Reference North elevation. Please verify the total area of the exterior wall 
opening complies with IBC Table 705.8. 

5) Reference sheet A1.8. it seems the proposed lounge occupant load exceeds 50; 
therefore, two exits are required. Exits shall be placed at least 1/3 of the diagonal 
distance and doors shall swing into direction of travel IBC 1007.1.1. & 
1010.1.2.1. 

6) Reference sheet A1.8. It seems the occupant load for the proposed roof deck 
exceeds 50; therefore, doors shall swing into direction of travel. IBC 1010.1.2.1. 

7) The proposed trash rooms on each floor shall be accessible. IBC/WAC 1101.2 
& ICC A117.1, Section 304. Please revise the drawings accordingly. 

8) Per IBC 3002.4, not fewer than one elevator shall be provided for fire department 
emergency access to all floors. The elevator car shall be of such a size and 
arrangement to accommodate an ambulance stretcher 24”x84” with not less than 
5-inch radius corners, in the horizontal, open position and shall be identified by 
the international symbol for emergency medical services (star of life). The symbol 
shall be not less than 3” in height and shall be placed inside on both sides of the 
hoistway door frame. 
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9) Since each residential unit is not located on a single platted lot, the project is 
subject to the requirements of RCW 64.55. State law requires, in RCW 
64.55.020, that the City not issue a permit until the designer of a multiunit 
residential building enclosure has submitted plans and details of the building 
enclosure and a stamped statement that substantially reads: “The undersigned 
has provided building enclosure documents that in my professional judgment are 
appropriate to satisfy the requirements of sections 1 through 10 of [RCW 64.55].”  

 
AUTHORITY:  2015 IRC 
REVIEWER:   Behrooz Khorrami, Building Division 

 
16. FIRE REVIEW CONDITIONS (Prior to BP issuance) 

The Bellevue Fire Department Fire Prevention Division has reviewed the submittal in 
accordance with the 2015 International Fire Code, 2015 International Building Code, 
City of Bellevue requirements, and good fire protection practices. This review was 
based upon, and limited to, the information presented on drawings and/or materials 
received in our office.  The Fire Department can approve the application, subject to 
the following conditions. 

1) No portion of a structure shall exceed 400 feet from a fire hydrant (Measured 
by path of fire hose lay) or a new hydrant(s) shall be shown on the plans and 
installed prior to combustible construction.  Hydrants shall be 5 ¼” M.V.O. 
Hydrant with 2-2 ½ N.S.T. and 1-4” Pumper Ports, City of Seattle Standard 
Thread – M.J. Inlet with lugs, brass to brass sub-seat.   

 
2) Where streets are provided with median dividers that cannot be crossed by fire 

fighters pulling hose lines, or where arterial streets are provided with four or 
more traffic lanes and have a traffic count of more than 30,000 vehicles per 
day, hydrant spacing shall average 500 feet on each side of the street and be 
arranged on an alternating basis.  Submit revised plans indicating the 
installation of all required fire hydrants. 

3) Any existing and/or proposed fire hydrants that are located on the south side 
of NE Spring Blvd shall not be recognized by the fire department.  Hydrants 
located on the far side of the light rail system will not be accessible 
during an incident at this project location.  Submit revised plans that 
indicate the location of the all existing and proposed fire hydrants meeting the 
above requirements.    

 
AUTHORITY: IFC 507.5.1, IFC 503 
REVIEWER: Glen Albright, Fire Department 

 
 
LAND USE REVIEW CONDITIONS (Prior to BP issuance) 
 

17. Floor Area Ratio - FAR Amenity System 
In order to meet the requirements of the FAR Amenity System, the applicant 
has elected to pay a fee in lieu for additional bonus gross square feet above 
the base FAR 1.0.  The fee has been calculated as: 
Tier 1a - 76,765 SF x $22.83/SF = $1,752,544.95 

Tier 1b - 64,482 SF x $19.03/SF = $1,227,092.46 

Total = $2,979,637.41 
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The final fee amount will be re-assessed at the time of building permit issues 
and this fee must be paid to the City of Bellevue at building permit issuance. 

AUTHORITY:   LUC 20.25D.090 
     REVIEWER:    Peter Rosen, Land Use 

 
 

18. Building Materials/Details and Color Samples 
The development is subject to the building materials/details and color samples 
as shown on the attached plans. 
 
AUTHORITY: LUC 20.25D.150.D 
REVIEWER:  Peter Rosen, Land Use 

 
 

19. Solid Waste/Recycling Collection Facilities 
Prior to the issuance of any construction permit, the applicant shall provide a 
written document demonstrating that Republic Services (City’s waste hauler 
service) has been contacted and has approved the proposed access to the 
recycling and solid waste collection areas for this development.  In addition, all 
rights-of-way and public easements shall not be occupied by trash receptacles, 
dumpsters, recycling bins or other such items.   
 
AUTHORITY: LUC 20.20.725 
REVIEWER:  Peter Rosen, Land Use 
 

 
20. Shielded Lights 

In order to mitigate for potential impacts to adjacent properties, including other 
residents within the development, any light source emitting from the project area 
shall be designed so as not to provide light and glare and spillover offsite.  Cutoff 
shields shall be used. 
 
AUTHORITY: Land Use Code 20.20.522 
REVIEWER:  Peter Rosen, Land Use 
 
 

21. Certification by a Noise Consultant 
 The applicant shall provide certification by a noise consultant that the noise 

from the exhaust fans will not exceed 60 dBA and a determination from the 
noise consultant that the velocity and direction of airflow from the exhaust 
system within pedestrian areas not exceed 500 CFM. 

 
AUTHORITY:   Bellevue City Code 9.18.030 and Land Use Code 20.30F.145 
REVIEWER:     Peter Rosen, Development Services Department  

 
 
TRANSPORTATION REVIEW CONDITIONS (Prior to BP issuance) 
 

22. Transportation Impact Fee 

 Payment of the traffic impact fee will be required at the time of building permit 
issuance. If multiple building permits will be issued, the impact fee will be tied 
to the primary above-ground permit. Removal of existing buildings will be 
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eligible for impact fee credit. Impact fees are subject to change and the fee 
schedule in effect at the time of building permit issuance will apply. 

AUTHORITY: BCC 22.16     
Reviewer:    Ryan Miller (425) 452-7915 

 

23. Building and Site Plans– Transportation 
The building grade and elevations shall be consistent with the curb and sidewalk 
grade shown in the approved civil engineering plans.  During construction, city 
inspectors may require additional survey work at any time in order to confirm 
proper elevations.  Building plans, landscaping plans, and architectural site plans 
must accommodate on-site traffic markings and signs and driveway design as 
specified in the engineering plans.  Building plans, landscaping plans, and 
architectural site plans must comply with vehicle and pedestrian sight distance 
requirements, as shown on the engineering plans. 

 
AUTHORITY: BCC 14.60.060; 110; 120; 150; 180; 181; 190; 240; 241  
Reviewer:    Ryan Miller (425) 452-7915 

 

24. Existing Easements 
 Any utility easements contained on this site which are affected by this 

development must be identified.  Any negative impact that this development has 
on those easements must be mitigated or easements relinquished.   

 
AUTHORITY:   BCC 14.60.100 
Reviewer:         Ryan Miller (425) 452-7915 

 
 

25. Easements 
 The applicant shall provide sidewalk and utility easements and multi-use 

easements to the City such that sidewalks and planters outside of the City right 
of way along the property frontage are located within the easement to the City. 

 
 The applicant shall provide public road easement to the City for any portion of 

the shy distance and road requirements that are being met on the adjacent 
property to the east.  It is the applicant’s responsibility to acquire these 
easements from the adjacent property owner.  The applicant has chosen to 
proceed with ADR approval without these against the recommendation of City 
Staff.  If the easement cannot be required it may result in a redesign to the 
building to accommodate a shift in the road to meet transportation requirements. 

 
AUTHORITY: BCC 14.60.100 
Reviewer: Ryan Miller (425) 452-7915 
 

 
26. Dedication of Right of Way & Easements 
 To incorporate street improvements which are reasonably necessary to mitigate 

the direct results of the development, and to accommodate the street widening 
described elsewhere in this document, the developer is required to dedicate 
property such that street surface to back of curb is accommodated within the 
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public right of way on 132nd Avenue NE, Spring Boulevard, and 133rd Avenue 
NE. 

 Right of way dedication is required to encompass the whole public road to the 
back edge of the curb.  Sidewalk and utility easement are required from the back 
of the curb to the back of the sidewalk.  A multi-use easement is required from 
the back of curb to the back of the sidewalk on 132nd Avenue NE in place of 
sidewalk and utility easement due to the protected bicycle facility.  A public road 
easement is required to be dedicated to the City to meet the 2-ft shy distance 
requirement if the Summer Hill project chooses to use the adjacent property to 
the east to meet this requirement. 

 
 If the project chooses to use the adjacent property to meet the City’s 2-ft shy 

distance requirement on 133rd Avenue NE, a 2-ft triangular piece of additional 
right of way and sidewalk easement shall be required to accommodate a possible 
realignment of the road in the event that the adjacent property to the north is not 
able to acquire the same easement.  The development to the north would then 
reconstruct the curb and sidewalk so that the alignment of the road shifts 2-ft to 
the west.  This additional easement and right of way would be required north of 
the loading driveway on 133rd Avenue NE. 

 
 The applicant shall dedicate all required right of way and record all required 

easements to the City along the property frontage such that street improvements 
to the back of curb are located within the public right of way. The local street grid 
road 133rd Avenue NE shall be fully dedicated as Right of Way to the back edge 
of the curb and for the full road pavement width. 

 
AUTHORITY:  BCC 14.60.090 
Reviewer:  Ryan Miller (425) 452-7915 

 
 

27. Transportation Management Program 
 The owner of the property being developed shall sign and record at the King 

County Office of Records and Elections an agreement to establish a 
Transportation Management Program to the extent required by Sections 
14.60.070 and 14.60.080.  

 
AUTHORITY:  BCC 14.60.070; 080 
Reviewer:   Ryan Miller (425) 452-7915 
 

 
D. PRIOR TO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY: The following 

conditions are required by City Code and supported by City Policy and shall be 
complied with prior to issuance of the Temporary Certificate of Occupancy (TCO): 

 
28.  Addressing of Buildings 

The applicant shall contact Jami Fairleigh, Information Technology Department,  
regarding the final addressing of each building unit.  Addressing shall be 
approved by the Fire Department and Transportation Department.  

  

AUTHORITY:   Uniform Fire Code 505  

REVIEWER:   Jami Fairleigh, Information Technology 

 



SummerHill BelRed 
18-128615-LD  
Page 51 of 52 
 

     

TRANSPORTATION DIVISION CONDITIONS (Prior to CO issuance) 
 

29. Street Frontage Improvements  

 All street frontage improvements and other required transportation elements 
must be constructed by the applicant, inspected by the Transportation 
Department inspector, and accepted by the Transportation Review Engineer.  

 
 All existing street light and traffic signal apparatus affected by this development, 

including traffic controllers, pedestrian signal poles, traffic signal poles, and 
power sources, must be relocated as necessary. Existing overhead lines must 
be relocated underground. All required improvements must be constructed as 
per the approved plans or as per direction of the Transportation Department 
inspector. Bonding or other types of assurance devices will not be accepted in 
lieu of construction, unless the City requires a delay.  

 
AUTHORITY: BCC 14.60; Comprehensive Plan Policy UT-39; 
Transportation Department Design Manual; and Transportation Department 
Design Manual Standard Drawings. 

Reviewer: Ryan Miller (425) 452-7915 
 

30. Pavement Restoration 

 Pavement restoration associated with street frontage improvements or to repair 
damaged street surfaces shall be provided as follows: 

 
 132nd Avenue NE, Spring Boulevard, and 133rd Avenue NE: Based on this 

street’s excellent condition, it is classified with the City’s overlay program as 
“Overlay Required.”  Street cutting is permitted only with extraordinary 
pavement restoration.  

 
AUTHORITY:  BCC 14.60. 250; Design Manual Design Standard #23 
Reviewer: Ryan Miller (425) 452-7915 
 

31. Implement the Transportation Management Program 
 The Transportation Management Program required by Bellevue City Code 

Sections 14.60.070 and 14.60.080 per a condition of approval above must be 
functional prior to issuance of the initial certificate of occupancy. 

 
AUTHORITY:  BCC 14.60.070, 14.60.080 
Reviewer: Ryan Miller (425) 452-7915 
 

 
LAND USE REVIEW CONDITIONS (Prior to CO issuance) 
 
32. Landscape Installation Assurance Device 

All site landscaping shall be 100% complete per the plan approved by the City.   
If a Temporary Certificate of Occupancy is requested prior to completion of the 
landscaping installation, the applicant shall file with the Development Services 
Department a landscape installation assurance device equal to 150% of the cost 
of labor and materials for any landscaping that has not yet been installed. 
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AUTHORITY:  LUC 20.40.490 
REVIEWER:  Peter Rosen, Land Use 

 
 
33. Landscape Maintenance Assurance Device 

The applicant shall file with the Development Services Department a landscape 
maintenance assurance device in the form of an assignment of savings or letter 
of credit for 20% of the cost of labor and materials for all landscaping on the site. 
 
AUTHORITY: LUC 20.40.490 
REVIEWER:  Peter Rosen, Land Use 
 

 
34. Noise Levels/Measurements in Sleeping Areas 

Noise levels in sleeping areas shall not exceed 40 dBA.  The applicant shall 
measure the noise levels in a random sample of the rooms and submit the 
findings to the City.  If the maximum threshold is exceeded, additional noise 
mitigation will be required to meet the threshold prior to the issuance of an 
Occupancy Permit. 
 
AUTHORITY: Bellevue City Code 9.18.045B and LUC 20.30F.145 
REVIEWER:  Peter Rosen, Land Use 
 

 
E.  PRIOR TO ISSUANCE OF SIGN PERMIT(S) 

 
35. Signage and Individual Sign Permits 

There are no implied approvals of proposed signage within this Design Review 
approval.  A comprehensive sign package shall be submitted to the Development 
Services Department for review and approval through a Pre-Development 
Services (DC) application or a Sign Permit (SA) application.  Contents shall 
include but is not limited to: 

• Location 

• Lighting 

• Color Palate 

• Materials 

• Design Concept 
 
Signage shall be the minimum necessary to convey information and shall be  
architecturally compatible and integrated with the building.  Maximum letter and 
sign size shall be determined based on proposed location and other design 
criteria.   Sign Code limitations are not a guaranteed maximum and cannot be 
exceeded.  Final design review of individual signs and compliance with the 
approved sign package will occur through review of each sign permit application.    
  
No freestanding signs, cabinet signs or signs above the rooftop are permitted 
except as permitted in the Sign Code Bellevue City Code 22B.10 
 
AUTHORITY: Bellevue City Code 22B.10 and LUC 20.25D.150.F 
REVIEWER:  Peter Rosen, Land Use 
 

 



SHEET
DRAWN:

SCALE:

JOB # :

DATE:

2019 Runberg Architecture Group, PLLC. Runberg Architecture Group, 

PLLC expressly reserves its common law copyright and other property 

rights in this document. All drawn  and written information incorporated 

herein, as an instrument professional practice is the property of Runberg 

Architecture

Group, PLLC and is not to be used in whole or in part without the written 

authorization of Runberg Architecture Group, PLLC.

One Yesler Way | Suite 200
Seattle, WA 98104
206.956.1970 Main
206.956.1971 Fax

www.runberg.com

PRICING SET

ARD #: 

BP #: 

SUBMITTALS

©

2018.09.17

2020.01.24

PROJECT INFORMATION

PROJECT ADDRESS:

ZONING:

BUILDING CODE:

LEGAL DESCRIPTION:

PROJECT DESCRIPTION

OWNER
Summerhill Apartment Communities
777 S California Avenue
Palo Alto, CA 94304
CONTACT: Bracken Richardson
(650) 842-2332 (tel)
(650) 644-0156 (fax)
brichardson@shapartments.com

SURVEY
Bush, Roed & Hitchings, Inc
2009 Minor Ave E
Seattle, WA 98102
CONTACT: Dakin Bell
206-323-4144 (tel)
206-323-7135 (fax)
DakinB@brhinc.com

TAX ACCOUNT NUMBERS:

ARCHITECT'S STAMP: CONSULTANT'S STAMP:

LD PERMIT INTAKE 2018.10.19

OWNER'S REPRESENTATIVE
Warren Company
500 Union Street, Suite 900
Seattle, WA 98101
CONTACT: Dana Warren
(206) 226-3100 (tel)
DanaWarren@msn.com

GEOTECHNICAL ENGINEER
Terracon Consultants, Inc.
21905 64th Ave W., Ste 100
Mountlake Terrace, WA 98043
CONTACT: Richard Luark
425-771-3304 (tel)
425-771-3549 (fax)
richard.luark@terracon.com

ARCHITECT OF RECORD:
RUNBERG ARCHITECTURE GROUP PLLC
1 YESLER WAY, SUITE 200
SEATTLE, WA 98104
CONTACT: Larry Flack
206-956-1970 (TEL)
206-956-1971 (FAX)
larryf@runberg.com

CIVIL ENGINEER
KPFF
1601 Fifth Ave, Ste 1600
Seattle, WA 98101
CONTACT: Jeremy Febus
206-622-5822 (tel)
Jeremy.Febus@kpff.com

LANDSCAPE ARCHITECT
Hewitt
101 Stewart St, Suite 200
Seattle, WA 98101
CONTACT: Kris Snider
206-624-8154 (tel)
206-626-0541 (fax)
ksnider@hewittseattle.com

LD PERMIT REVISION #1 2019.09.30

LD PERMIT REVISION #2

2020.01.24

18-101
SummerHill Bel-Red

1600 132ND AVE NE,
BELLEVUE, WA 98005

COVER SHEET - DESIGN REVIEW
APPROVAL T0.00

CONSTRUCTION OF 8-STORY MULTI-FAMILY BUILDING WITH 249
APARTMENTS, COMMON AMENITY AREA, AND ACCESSORY PARKING.
SEE ALSO MUP18-128615 LD

1600 132ND AVE NE, BELLEVUE, WA 98005

BR-RC-2;

2015 IBC (COB Amendments)

THE SOUTH 256.72 FEET OF THE WEST HALF OF THE SOUTHWEST
QUARTER OF THE SOUTHWEST QUARTER OF THE NORTHWEST
QUARTER OF SECTION 27, TOWNSHIP 25 NORTH, RANGE 5 EAST,
WILLAMETTE MERIDIAN, IN KING COUNTY, WASHINGTON;EXCEPT
THE SOUTH 30 FEET THEREOF LYING WITHIN THE NORTHEAST 16TH
STREET RIGHT OF WAY;EXCEPT THE WEST 30 FEET THEREOF
CONVEYED TO THE CITY OF BELLEVUE FOR 132ND AVENUE
NORTHEAST BY DEED RECORDED UNDER RECORDING NUMBER
7109100204;AND EXCEPT THAT PORTION THEREOF TAKEN IN
STIPULATED JUDGEMENT AND DECREE OF APPROPRIATION BY
CENTRAL PUGET SOUND REGIONAL TRANSIT AUTHORITY, A
REGIONAL TRANSIT AUTHORITY, DOING BUSINESS AS SOUND
TRANSIT, FILED MAY 23, 2017 IN KING COUNTY SUPERIOR COURT
CAUSE NO. 16-2-22138-6SEA, A CERTIFIED COPY OF WHICH WAS
RECORDED UNDER RECORDING NUMBER 20170802000154, IN KING
COUNTY, WASHINGTON.SITUATE IN THE COUNTY OF KING, STATE OF
WASHINGTON.

272505-9198

18-128615 LD

CONSTRUCTION OF 8-STORY MULTI-FAMILY BUILDING WITH 249
APARTMENTS, COMMON AMENITY AREA, AND ACCESSORY PARKING.

SITE

SITE

This proposed multifamily residential project is at the NE corner of 132nd Ave NE and NE Spring Blvd. The project site is in the City of Bellevue, Bel-Red Subarea and is zoned BR-RC-2 

(Bel-Red Residential/Commercial Node 2). The proposal is for an eight-story podium type building (five stories of wood over three levels of concrete construction). The building will 

replace a vacant lot that is currently being used for storage and staging for the Sound Transit Light Rail Extension project. The proposed project includes 249 residential units, common 

amenity area and parking for 187 cars. 

The proposed project has a base FAR allowed of 1.0 and will be taking advantage of the COB Land Use Code – FAR Amenity Incentive System (LUC 20.25D.090) to achieve an increase 

to FAR 3.30, the proposed tier increases are as follows:

• Tier 1a:  Fee-In-Lieu option to achieve an increase of FAR 1.25

• Tier 1b:  Fee-In-Lieu option to achieve an additional increase of FAR 1.05

The building bulk and scale follows the COB Bel-Red Land Use Code which regulates setbacks, upper level stepbacks and height. The result of these requirements is an apparent

reduction of mass. The building mass is further regulated by two existing easements along the NE Spring Blvd frontage, the building is organized around an internal courtyard and south 

facing plaza which opens to the same frontage. The proposed exterior materials enhance the massing with a different material expression at the building base. 

This site is adjacent to the Sound Transit Bel-Red Light Rail Station, the organization of the building and amenity areas as well as the architectural design and expression are in response 

to this unique location.
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18-101
SummerHill Bel-Red

1600 132ND AVE NE,
BELLEVUE, WA 98005

PROJECT DATA & ZONING ANALYSIS T1.1A

SummerHill Bel-Red

CONSTRUCTION OF 8-STORY MULTI-FAMILY BUILDING WITH 249
APARTMENTS, COMMON AMENITY AREA, AND ACCESSORY PARKING.
SEE ALSO MUP18-128615 LD

1600 132ND AVE NE, BELLEVUE, WA 98005

BR-RC-2;

2015 IBC (COB Amendments)

THE SOUTH 256.72 FEET OF THE WEST HALF OF THE SOUTHWEST
QUARTER OF THE SOUTHWEST QUARTER OF THE NORTHWEST
QUARTER OF SECTION 27, TOWNSHIP 25 NORTH, RANGE 5 EAST,
WILLAMETTE MERIDIAN, IN KING COUNTY, WASHINGTON;EXCEPT
THE SOUTH 30 FEET THEREOF LYING WITHIN THE NORTHEAST 16TH
STREET RIGHT OF WAY;EXCEPT THE WEST 30 FEET THEREOF
CONVEYED TO THE CITY OF BELLEVUE FOR 132ND AVENUE
NORTHEAST BY DEED RECORDED UNDER RECORDING NUMBER
7109100204;AND EXCEPT THAT PORTION THEREOF TAKEN IN
STIPULATED JUDGEMENT AND DECREE OF APPROPRIATION BY
CENTRAL PUGET SOUND REGIONAL TRANSIT AUTHORITY, A
REGIONAL TRANSIT AUTHORITY, DOING BUSINESS AS SOUND
TRANSIT, FILED MAY 23, 2017 IN KING COUNTY SUPERIOR COURT
CAUSE NO. 16-2-22138-6SEA, A CERTIFIED COPY OF WHICH WAS
RECORDED UNDER RECORDING NUMBER 20170802000154, IN KING
COUNTY, WASHINGTON.SITUATE IN THE COUNTY OF KING, STATE OF
WASHINGTON.

272505-9198

1600 132ND AVE NE, BELLEVUE, WA 98005

BR-RC-2

NE Spring Blvd - Arterial,  132nd Ave NE - Collector

Arterial, 133rd Ave NE - Local Street
-

2015 IBC (COB Amendments)

Multifamily

18-128615 LD

CONSTRUCTION OF 8-STORY MULTI-FAMILY BUILDING WITH 249
APARTMENTS, COMMON AMENITY AREA, AND ACCESSORY PARKING.

PROJECT METRICS:

GROSS FLOOR AREA:

PARKING

LEVEL P1 39,756 SF

LEVEL 1 17,899 SF

LEVEL 2 0 SF

LEVEL 3 0 SF

LEVEL 4 0 SF

LEVEL 5 0 SF

LEVEL 6 0 SF

LEVEL 7 0 SF

LEVEL 8 0 SF

ROOF LEVEL 0 SF

57,655 SF

VERTICAL
CIRC.

826 SF

873 SF

875 SF

875 SF

874 SF

874 SF

874 SF

874 SF

866 SF

160 SF

7,969 SF

LOBBY /
CIRC.

246 SF

6,007 SF

3,076 SF

2,945 SF

2,637 SF

2,637 SF

2,637 SF

2,637 SF

2,804 SF

0 SF

25,625 SF

COMMERCIAL
RETAIL

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

AMENITY

0 SF

2,651 SF

1,246 SF

0 SF

0 SF

0 SF

0 SF

0 SF

961 SF

0 SF

4,859 SF

TOWNHOUSE
/ LIVEWORK

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

RESIDENTIAL

0 SF

4,883 SF

23,261 SF

27,174 SF

23,139 SF

23,139 SF

23,139 SF

23,139 SF

19,869 SF

0 SF

167,741 SF

SUPPORT

493 SF

3,068 SF

465 SF

398 SF

379 SF

379 SF

379 SF

379 SF

243 SF

634 SF

6,815 SF

TOTAL

41,635 SF

35,910 SF

28,922 SF

31,392 SF

27,028 SF

27,028 SF

27,028 SF

27,028 SF

24,743 SF

794 SF

271,507 SF

roof deck /
terrace

0 SF

150 SF

4,305 SF

0 SF

4,988 SF

0 SF

0 SF

0 SF

2,258 SF

0 SF

11,701 SF

UNIT MATRIX:

TOTAL
LEVEL 1 8

LEVEL 2 35

LEVEL 3 40

LEVEL 4 34

LEVEL 5 34

LEVEL 6 34

LEVEL 7 34

LEVEL 8 30

249

STUDIO
3

3

3

3

3

3

3

3

24

OPEN 1
1

15

15

9

9

9

9

9

76

1 BED
4

12

16

16

16

16

16

14

110

5

6

6

6

6

6

4

39

TOTALS
8

35

40

34

34

34

34

30

249

COUNT MIX
TOTAL
AREA

AVG.
AREA AREA RANGE

1 BED 110 44% 72,476 SF 630 SF 512 SF  ...  816 SF

2 BED 39 16% 39,818 SF 995 SF 939 SF  ...  1,163 SF

OPEN 1 76 31% 44,878 SF 641 SF 537 SF  ...  646 SF

STUDIO 24 10% 10,568 SF 459 SF 432 SF  ...  511 SF

249 100% 167,741 SF 2,727 SF

STORAGE

314 SF

529 SF

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

0 SF

843 SF

56,903 SF ( 1.31 acres )

S1 PARKING GARAGE 

R2 MULTIFAMILY RESIDENTIAL 
TYPE IIIA OVER TYPE IA PER 

THE PROVISION OF IBC TABLE 
504.4 AND SECTION 510.2

2 BED

AFTER 133RD AVE NE DEDICATION

REVISIONS
1 LD PERMIT REVISION #1 2019.09.30

3 LD PERMIT REVISION #1.2 2020.01.07
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NE SPRING BLVD
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AVERAGE GRADE LEVEL CALCULATIONS:

(total of the AVERAGE (A*a) divided by the toatl of the Lengths (a))

174,286.3 / 892.836 = 195.205'

E
Q

E
Q

16
1'

-1
0 

61
/6

4"

EL 194.33'

EQ EQ

228'-10 7/256"

E
Q

E
Q

17
8'

-9
 1

23
/2

56
"

EQ EQ

11'-7 59/128"

5'
-0

 3
/6

4"

196.11'

193.68'

198.0'

194.5'

38'-8 15/256"

38
'-3

 2
7/

25
6"

194.5'

196'

40'-11 49/128"

192.92'

194.27'

194.51'

74'-0 21/128"

73'-0 21/64"

111'-7 73/128"

192.83'

EL 192.83'

Height Definitions

Average Finished Grade Along Facade . Proposed grade after development as 
measured along a building facade from perpendicular wall to perpendicular wall 
including offsets, bays, and other minor modulating treatments not more than five feet 
deep.

Building Height. The vertical distance measured from the average elevation of the 
finished grade around the building or building segment to the highest point of a flat 
roof, or to the mean height between the eaves and ridge of a pitched roof. Specifically 
excluded from this definition and from the regulation of maximum building height are 
structural elements not intended for habitation and not exceeding 15 feet above the 
maximum building height including penthouses for mechanical and elevator 
equipment, chimneys, wireless communication facility antenna arrays, smoke and 
ventilation stacks, flagpoles, mechanical and elevator equipment, and parapet walls 
designed solely to screen mechanical and elevator equipment. 
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18-101
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1600 132ND AVE NE,
BELLEVUE, WA 98005

AVERAGE FINISHED GRADE DIAGRAM T1.2
18-128615 LD

ORIENTATION MID-POINT ELEVATION (A) LENGTH (a) WEIGHTED AVERAGE (A*a)
EAST 198 178.808 35,404.0

NORTH 196.11 228.836 44,877.0

SOUTH 1 194.51 11.6 2,256.4

SOUTH 2 194.33 5.004 972.4

SOUTH 3 194.27 74.014 14,378.6

SOUTH 4 192.833 15.756 3,038.3

SOUTH 5 192.833 26 5,013.7

SOUTH 6 192.917 40.948 7,899.6

SOUTH 7 196 38.672 7,579.6

SOUTH 8 194.5 38.259 7,441.3

SOUTH 9 194.5 73.027 14,203.8

WEST 192.83 161.913 31,221.6

892.836 174,286.3

SCALE: 1/16" = 1'-0"T1.2

1 AVERAGE GRADE PLAN

REVISIONS
1 LD PERMIT REVISION #1 2019.09.30
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SETBACK & STEPBACK DIAGRAM T1.3
18-128615 LD

SCALE: 3/32" = 1'-0"T1.3

1 DIAGRAM - GROUND LEVEL SETBACKS & UPPER LEVEL STEPBACKS
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MAX. IMPERVIOUS AREA CALCS T1.4
18-128615 LD

Maximum Impervious Surface / Lot Coverage

Chart 20.25D.080.A
Maximum allowed Impervious Surface: 75%

20.25D.080.C.  Impervious Surface/Lot Coverage. 
1.  Underground buildings as defined in LUC 20.50.050 are not structures for the purpose of calculating floor area.
2.  Buildings constructed partially below grade and not higher than 30 inches above existing or finished grade, whichever is lower, are not structures for the 
purpose of calculating lot coverage subject to the following conditions:
a.  The 30-inch height limit shall be met at all points along the building excluding those areas necessary to provide reasonable ingress and egress to the 
underground portions of the building; and
b.  The rooftop of any underground building shall be screened from abutting properties with 10 feet of Type II landscaping as described in LUC 20.20.520.G.2; 
except that the required trees shall be a minimum of 10 feet in height at planting. Alternatively, if a use is proposed for the rooftop, the rooftop may be 
landscaped consistent with the planting requirements for the specific use that is proposed and for the land use district in which the use is located. All 
landscaping shall comply with standards set forth in LUC 20.20.520.
3.  Buildings constructed partially below grade and not higher than 30 inches above average finished grade are not structures for the purpose of calculating 
impervious surface; provided, that the rooftop of the building shall be landscaped consistent with the City of Bellevue’s Utilities Department Engineering 
Standards, Chapter D6, now or as hereafter amended, for the building roof area as approved by the Director.

20.20.460.G Innovative Techniques
Surfaces paved with permeable pavement or other innovative techniques designed to mimic the function of a pervious surface shall not be included in the 
calculation of impervious surface areas, so long as the technique is designed by a professional engineer licensed by the State of Washington and the plans are 
approved by the Director. These surfaces, however, shall be included in the calculation of maximum hard surface areas. The Director may require a 
maintenance plan and long-term performance assurance device to ensure the continued function of the permeable pavement or other technique.

SITE AREA AFTER 133RD AVE NE  DEDICATION: 56,903 SF

REQUIRED 25% PERVIOUS = 14,225 SF

PERVIOUS AREA PROVIDED: 14,327 SF

PERCENT PERVIOUS AREA PROVIDED: 25.2% SF

SCALE: 1/16" = 1'-0"T1.4

1 DIAGRAM - IMPERVIOUS/PERVIOUS AREA

1

2

REVISIONS
1 LD PERMIT REVISION #1 2019.09.30

2 LD PERMIT REVISION #1.1 2019.11.13

5 LD PERMIT REVISION #3 2020.02.21

PERVIOUS HARDSCAPE AREA:  4,280 SF, OR 30% OF TOTAL PERVIOUS AREA PROVIDED
PERVIOUS LANDSCAPE AREA: 10,047 SF, OR 70% OF TOTAL PERVIOUS AREA PROVIDED

        14,327 SF 

5
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PARKING IS NOT INCLUDED 
AS PART OF THE 
CALCULATION OF TOTAL 
GROSS FLOOR AREA PER 
20.50.020 Definition "Floor Area 
Ratio (FAR)".

41,434 SF
PARKING

13,611 SF
RESIDENTIAL

18,371 SF
PARKING 2,399 SF

MECH TRASH ROOM, LOADING 
DOCK, AND ELECTRICAL 
ROOM CONTAIN MECHANICAL 
EQUIPMENT AND ARE NOT 
INCLUDED AS PART OF THE 
CALCULATION OF TOTAL 
GROSS FLOOR AREA PER
20.50.020 Definition "Floor Area 
Ratio (FAR)".

PARKING IS NOT INCLUDED 
AS PART OF THE 
CALCULATION OF TOTAL 
GROSS FLOOR AREA PER 
20.50.020 Definition "Floor Area 
Ratio (FAR)".

STAIR WELLS AND VENT 
SHAFTS ARE NOT INCLUDED 
AS PART OF THE 
CALCULATION OF TOTAL 
GROSS FLOOR AREA PER 
20.50.020 Definition "Floor Area 
Ratio (FAR)".

144 SF
STAIR

129 SF
STAIR

139 SF
STAIR

87 SF
MECH

224 SF
RESIDENTIAL

339 SF
MECH

27,713 SF
RESIDENTIAL

144 SF
STAIR

151 SF
STAIR

139 SF
STAIR

92 SF
MECH

155 SF
MECH

30,923 SF
RESIDENTIAL

STAIR WELLS ARE NOT 
INCLUDED AS PART OF THE 
CALCULATION OF TOTAL 
GROSS FLOOR AREA PER 
20.50.020 Definition "Floor Area 
Ratio (FAR)".

ELECTRICAL ROOMS 
CONTAIN MECHANICAL 
EQUIPMENT AND ARE NOT 
INCLUDED AS PART OF THE 
CALCULATION OF TOTAL 
GROSS FLOOR AREA PER 
20.50.020 Definition "Floor Area 
Ratio (FAR)".

144 SF
STAIR

151 SF
STAIR

139 SF
STAIR

94 SF
MECH

155 SF
MECH

20.25D.080.A FLOOR AREA RATIO:

BASE FAR:  1.00

MAX FAR:  4.00

EXEMPT AREAS:  VENT SHAFTS, STAIR WELLS, AND INTERIOR ATRIUMS ARE EXCLUDED FROM THE 
GROSS FLOOR AREA.  IN ADDITION, FOR FAR, PARKING AND MECHANICAL FLOORS OR AREAS ARE 
EXCLUDED

The proposed project has a base FAR allowed of 1.0 and will be taking advantage of the COB Land Use Code – FAR Amenity 
Incentive System (LUC 20.25D.090) to achieve an increase to FAR 3.36, the proposed tier increases are as follows:

• Tier 1a:  Fee-In-Lieu option to achieve an increase of FAR 1.25
• Tier 1b:  Fee-In-Lieu option to achieve an additional increase of FAR 1.2

FAR NOTES:

25,675 SF
RESIDENTIAL

144 SF
STAIR

134 SF
STAIR

137 SF
STAIR

98 SF
MECH

165 SF
MECH

25,675 SF
RESIDENTIAL

144 SF
STAIR

134 SF
STAIR

137 SF
STAIR

98 SF
MECH

165 SF
MECH

25,675 SF
RESIDENTIAL

144 SF
STAIR

134 SF
STAIR

137 SF
STAIR

98 SF
MECH

165 SF
MECH

25,675 SF
RESIDENTIAL

144 SF
STAIR

134 SF
STAIR

137 SF
STAIR

98 SF
MECH

165 SF
MECH

23,629 SF
RESIDENTIAL

144 SF
STAIR

134 SF
STAIR

137 SF
STAIR

98 SF
MECH

24 SF
MECH

136 SF
STAIR

283 SF
MECH96 SF

MECH

ELEVATOR MACHINE ROOMS, 
BOILER ROOM CONTAIN 
MECHANICAL EQUIPMENT 
AND ARE NOT INCLUDED AS 
PART OF THE CALCULATION 
OF TOTAL GROSS FLOOR 
AREA PER 20.50.020 Definition 
"Floor Area Ratio (FAR)".

170 SF
MECH
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FAR DIAGRAMS T1.5
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SCALE: 1" = 40'-0"T1.5

1 LEVEL P1
SCALE: 1" = 40'-0"T1.5

2 LEVEL 1
SCALE: 1" = 40'-0"T1.5

3 LEVEL 2

SCALE: 1" = 40'-0"T1.5

4 LEVEL 3

FAR RESIDENTIAL BY LEVEL

LEVEL PROPOSED AREA:
LEVEL 1 13,835 SF

LEVEL 2 27,713 SF

LEVEL 3 30,923 SF

LEVEL 4 25,675 SF

LEVEL 5 25,675 SF

LEVEL 6 25,675 SF

LEVEL 7 25,675 SF

LEVEL 8 23,629 SF

198,799 SF

FAR TOTAL CALCULATIONS

LOT
AREA: BASE FAR FAR: ALLOWABLE AREA: PROPOSED AREA: FAR PROPOSED:

61,412 SF 1.00 4.00 245,648 SF 198,799 SF 3.237137

SCALE: 1" = 40'-0"T1.5

5 LEVEL 4
SCALE: 1" = 40'-0"T1.5

6 LEVEL 5

SCALE: 1" = 40'-0"T1.5

7 LEVEL 6
SCALE: 1" = 40'-0"T1.5

8 LEVEL 7
SCALE: 1" = 40'-0"T1.5

9 LEVEL 8

SCALE: 1" = 40'-0"T1.5

10 ROOF LEVEL

BASE FAR: 1.0 = 61,412 SF ALLOWED
+Tier 1a FAR: 1.25 = 76,765 SF 

FAR 2.25 = 138,177 SF ALLOWED
+ Tier 1b FAR 1.05 = 64,482.6 SF

FAR 3.30 = 202,659.6 SF TOTAL ALLOWABLE AREA

FAR PROPOSED: 3.24 < 3.30 or 198,799 SF PROPOSED < 202,659.6 ALLOWED

REVISIONS
1 LD PERMIT REVISION #1 2019.09.30
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PROPOSED DESIGN REVIEW
DEVIATIONS T1.6

18-128615 LD

SCALE: 1" = 30'-0"T1.6

1 LEVEL P1 - FLOOR PLAN DIAGRAM

SCALE: 1" = 30'-0"T1.6

3 LEVEL 1 - FLOOR PLAN DIAGRAM PERCENTAGE

SCALE: 1" = 30'-0"T1.6

2 LEVEL 1 - FLOOR PLAN DIAGRAM

TOTAL FRONTAGE: 230'-3"

PLAZA FRONTAGE: 46'-6"

PLAZA FRONTAGE PERCENTAGE: 46'-6"/ 230'-3" = 20.2%

THIS PLAN INDICATES PARKING AT P1 LEVEL INDICATING CONSTRAINTS BY EASEMENTS. THIS PLAN SHOWS  LEVEL 1 WITH PROPOSED GROUND LEVEL USES

PROPOSED DEVIATION #1

TABLE 20.25D.120.B.2 REQUIRES A MIN. RESIDENTIAL PARKING COUNT OF .75 STALLS PER 

UNIT. WE ARE PROPOSING TO PROVIDE .65 STALLS PER UNIT.

JUSTIFICATION

• THE NEW SOUND TRANSIT BEL-RED / 130TH LIGHT RAIL STATION WILL BE COMPLETED 

PRIOR TO THE COMPETITION OF THIS PROPOSED PROJECT. THIS TRANSIT - ORIENTED -

DEVELOPMENT WILL BE SUPPORTED BY THE NEW RAIL SERVICE TO CENTERS FOR 

RECREATION, COMMERCE AND EMPLOYMENT. THIS ADJACENCY AND EASE OF USE FOR 

THE RESIDENTS PROVIDES JUSTIFICATION FOR THE PROPOSED REDUCTION FROM .75 
STALLS PER UNIT TO .65 STALLS PER UNIT.  A PARKING DEMAND ANALYSIS FOR THIS 

PROJECT WILL BE SUBMITTED UNDER SEPARATE COVER.

• THE PROPERTY HAS A HIGH WATER TABLE (ABOUT 10' BELOW SURFACE LEVEL), ADDING 

PARKING BELOW THE P1 LEVEL IS COST PROHIBITIVE.

• THE AMOUNT OF PARKING AT LEVEL 1 IS LIMITED BY THE REQUIRED EASEMENTS. IT IS 

ALSO IMPACTED BY THE ZONING AND DESIGN GOALS FOR GROUND RELATED USES ALONG 

THE R.O.W. FRONTAGE THAT PROMOTE SIDEWALK-ORIENTED DEVELOPMENT. 

PARKING REQUIRED:
0.75 RATIO OF 250 UNITS = 188 STALLS
ACCESSIBLE STALLS REQUIRED: 6
1 TO BE VAN STALL

PARKING PROVIDED:
COMPACT STALLS:  81 STALLS (49%)
STANDARD STALLS:  82 STALLS (51%)

PARKING TOTAL:  163
PARKING RATIO:  0.65

PARKING - RESIDENTIAL

KEY STALL TYPE COUNT %
LEVEL 1

C BELRED COMPACT PARKING STALL 33 18%

S BELRED TYPICAL PARKING STALL 14 7%

47

LEVEL P1

C BELRED COMPACT PARKING STALL 46 25%

S BELRED TYPICAL PARKING STALL 40 21%

S -W BELRED TYPICAL PARKING STALL
WIDE

3 2%

89

LEVEL P1 LOWER

C BELRED COMPACT PARKING STALL 14 7%

S BELRED TYPICAL PARKING STALL 32 17%

S -W BELRED TYPICAL PARKING STALL
WIDE

5 3%

51

TOTAL: 187

PROPOSED DEVIATION #2

SECTION 20.25D.130.B INDICATES THAT THIS PROPOSED PROJECT HAS A BUILD-TO 

REQUIREMENT FOR THE NE SPRING BLVD. PROJECT FRONTAGE. WE ARE PROPOSING 

PROVIDING A PLAZA INTERRUPTING THE BUILDING MASS AS SHOWN.

JUSTIFICATION

THE FOLLOWING ARE THE JUSTIFICATIONS FOR THIS PROPOSED DEVIATION. 

• WE ARE PROPOSING A PUBLICLY ACCESSIBLE ENTRY PLAZA AT THIS LOCATION. THIS 

PROVIDES A STRONG CONNECTION FROM THE PROPOSED BUILDING TO THE R.O.W. TO 

THE NEW LIGHT RAIL STATION (20.25D.150 DESIGN GUIDELINES - B3: ESTABLISH AND 

STRENGTHEN GATEWAYS).

• THE ENTRY PLAZA HAS SPACES TO SIT AND ENGAGE VISITORS TO THE BUILDING, AS WELL 
AS A CHILDREN'S WATER PLAY AREA THAT INCLUDES A WATER FEATURE WITH A LOW 

SURFACE OF WATER THAT KIDS CAN TOUCH AND WALK THROUGH.  THIS GROUND LEVEL 

AMENITY SPACE WILL BE USED BY BOTH RESIDENTS AND MEMBERS OF THE PUBLIC (C4: 

CREATE A VARIETY OF SUCCESSFUL OUTDOOR SPACES).

• THE PLAZA CREATES AN INVITING SPACE FOR PEDESTRIANS TO STOP AND ENJOY THE 

OUTDOOR SPACE.  THERE IS SEATING AT GRADE THAT IS HIGHLY VISIBLE AND PROMOTES 

ACTIVE FRONTAGES (C5: PROVIDE PLACES FOR STOPPING AND VIEWING).

• THE MAIN RESIDENTIAL ENTRY IS ACCESSED OFF THE PLAZA.  THE PLAZA HELPS PROVIDE 

A GRACEFUL TRANSITION BETWEEN THE PUBLIC AND PRIVATE REALMS (D5: PROMOTE 

WELCOMING RESIDENTIAL ENTRIES).

EXTENT OF DEVIATION

PARKING DEVIATION NO LONGER REQUESTED

4

REVISIONS
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3 LD PERMIT REVISION #1.2 2020.01.07

4 LD PERMIT REVISION #2 2020.01.24



SIDEWALK-ORIENTED DEVELOPMENT 

TRANSPARENCY REQUIREMENT NOTES:

Section 20.25D.130
C. Required Sidewalk-Oriented Development.

1.  Purpose/Intent. Sidewalk-oriented development is characterized as ground floor building frontages with direct entries from the 
sidewalk and/or building frontages with a high degree of transparency and activating land use. This increased visual and physical 
interaction between the people inside and outside the buildings results in “eyes on the street” while creating a greater degree of safety 
and a vibrant public realm.

4.  Applicable Standards for Other Uses. On street frontages where ground floor retail or commercial uses are not required pursuant 
to Figure 20.25D.130.A, the following design standards apply:

a.  Primary entrances shall be oriented toward the public right-of-way or open space.
b.  Doors may be separated from adjacent public right-of-way or open space by a maximum of 36 inches grade separation.
c.  A minimum of 40 percent of ground floor facades shall be transparent glass or screens.

APPLIES TO 132ND AVE NE (WEST) FACADE & NE SPRING BLVD

LEVEL 1
EL.  192' - 10"

LEVEL 2
EL.  203' - 0"

LEVEL 3
EL.  213' - 0"

LEVEL 4
EL.  223' - 4"

LEVEL 5
EL.  233' - 2"

LEVEL 6
EL.  243' - 0"

LEVEL 7
EL.  252' - 10"

LEVEL 8
EL.  263' - 10"

ROOF LEVEL
EL.  275' - 0"

LEVEL P1
EL.  183' - 10"

AVERAGE FINISHED GRADE
EL.  195' - 2 1/2"

80' ABOVE AVERAGE FINISHED GRADE
EL.  275' - 2 1/2"

75' FDA LEVEL
EL.  265' - 3 1/2"

LOWEST LEVEL OF FDA
EL.  190' - 3 1/2"

Total wall area: 8'-6" x 161'-1" = 1369 sf
40% of 1369 = 548 sf
Total opening sf provided: 567 sf 
41% transparency provided

COMPLIES

8'
-6

"

161'-1"

2'-9" 6'-7" 31'-6" 5'-1" 4'-0" 3'-4"8"4'-0" 4'-0" 6'-6" 4'-0" 3'-5"7"4'-0" 4'-0"3'-11"8"3'-4" 4'-0" 6'-6" 5'-0" 4'-0"8"3'-4" 5'-7" 2'-6" 5'-7" 5'-1" 7'-5" 7'-0" 5'-6" 2'-6"4'-1"

8'
-6

"

LEVEL 1
EL.  192' - 10"

LEVEL 2
EL.  203' - 0"

LEVEL 3
EL.  213' - 0"

LEVEL 4
EL.  223' - 4"

LEVEL 5
EL.  233' - 2"

LEVEL 6
EL.  243' - 0"

LEVEL 7
EL.  252' - 10"

LEVEL 8
EL.  263' - 10"

ROOF LEVEL
EL.  275' - 0"

LEVEL P1
EL.  183' - 10"

AVERAGE FINISHED GRADE
EL.  195' - 2 1/2"

80' ABOVE AVERAGE FINISHED GRADE
EL.  275' - 2 1/2"

75' FDA LEVEL
EL.  265' - 3 1/2"

Total wall area: 8'-6" x 230'-6" = 1959 sf
40% of 1959 = 784 sf
Total opening sf provided: 804 sf 
41% transparency provided

COMPLIES

8'
-6

"

230'-6"

5'-7" 7'-0" 4'-6"2'-6"6" 23'-6" 2'-2" 24'-2" 10'-5" 8'-0" 15'-11" 8'-2" 13'-6" 21'-4" 1'-6" 13'-0" 1'-5" 7'-7" 0" 7'-0" 12'-8" 4'-4" 10'-0" 7'-0" 9'-9" 6'-6" 2'-9"

6'-4" 12'-0"
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SIDEWALK-ORIENTED DEV.
TRANSPARENCY DIAGRAMS T1.7

18-128615 LD

SCALE: 1/16" = 1'-0"T1.7

1 Sidewalk-Oriented Development Transparency - 132nd Ave NE (West) Elevation

SCALE: 1/16" = 1'-0"T1.7

2 Sidewalk-Oriented Development Transparency - NE Spring Blvd (South) Elevation
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1,823 SF
WATER PLAY AREA

3,095 SF
PLAY AREA

NATURE PLAY "DELL"
Natural elements such as stepping stones, log 
benches as balance beams, and sculptural 
vertical logs would encourage interaction and 
exploration. The topography will slope down to 
create a natural separation between the play area 
and the sidewalk. The topography will slope up at 
the building to help foster this feeling of a low, 
protected area.  Additionally, low plantings and 
shrubs will reinforce the separation.

NATURE PLAY "BUTTERFLY GARDEN"

A grove of trees with hummingbird feeders and plants to 
encourage butterflies is proposed at the Southeast corner. 
The butterfly garden will be planted with low plantings and 
shrubs to create a separation from the sidewalk, as well as 
give another element of play at the corner. 

FITNESSFITNESS

VESTVEST

WATER PLAY AREA
A water feature creates a low surface of water 
that kids can touch and walk through. This 
ground level amenity space will be used by 
both residents and members of the public.

836 SF 
OF TURF

4

4

3,178 SF
COURTYARD

EXPLORATION GARDEN PLAY
A more quiet and contemplative space for exploration 
through a garden that would feature berms for climbing 
and interactive seating.

LOUNGELOUNGE

WIFIWIFI

O.3O.3

2.152.15

1.91.9

O.5O.5
1.81.8 1.81.8 S.1S.1 O.5O.5

1.131.13

S.1S.1

??

IDFIDF

1,909 SF
ROOF DECK

VIEW GARDEN
A family dining space with edible herb garden which could be used for cooking family meals. 
A soft landscaped area will be mounded to take advantage of views toward downtown Bellevue.

CORRCORR

LOUNGELOUNGE

20.20.540 - MULTIFAMILY PLAY AREAS:

NEW  MULTIFAMILY DEVELOPMENTS OF 10 UNITS OR MORE SHALL BE REQUIRED, AS A CONDITION OF BUILDING 
PERMIT APPROVAL, TO PROVIDE A MINIMUM OF 800 SQUARE FEET OF UNPAVED, USABLE OPEN SPACE WITH LAWN 
OR OTHER SOFT SURFACE FOR AN OUTDOOR CHILDREN'S PLAY AREA, PLUS AN ADDITIONAL 50 SQUARE FEET OF 
USABLE OPEN SPACE FOR EACH ADDITIONAL UNIT BEYOND THE UNITIAL 10 UNITS, UP TO A MAXIMUM OF 10,000 
SQUARE FEET.

THERE ARE 250 UNITS TOTAL ON THE PROJECT:
10 UNITS = 800 SF
240 ADDITIONAL UNITS X 50 SF = 12,000 SF
TOTAL = 12,800 SF
MAXIMUM REQUIRED = 10,000 SF

>10,000 SF FAMILY AREA REQUIRED

MULTIFAMILY PLAY AREA NOTES:
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MULTIFAMILY PLAY AREA DIAGRAMS T1.8
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1 LEVEL 1 - PLAY AREA

SCALE: 1" = 30'-0"T1.8

2 LEVEL 2 - PLAY AREA

SCALE: 1" = 30'-0"T1.8

3 LEVEL 8 - PLAY AREA

MULTIFAMILY PLAY AREA

Level Name Area
LEVEL 1 PLAY AREA 3,095 SF

LEVEL 1 WATER PLAY AREA 1,823 SF

LEVEL 2 COURTYARD 3,178 SF

LEVEL 8 ROOF DECK 1,909 SF

4 10,005 SF

SCALE: 1" = 30'-0"T1.8

4 SE PERSPECTIVE - NATURE PLAY

4
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KEY PLAN KEY PLAN

KEY PLAN

EXTERIOR RENDERING: EYE LEVEL PERSPECTIVE FROM THE FUTURE LIGHT RAIL STATION R2 EXTERIOR RENDERING: BIRDSEYE PERSPECTIVE FROM NE SPRING STREETR3
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SCALE: 1" = 30'-0"T1.12

1 LOADING - SITE PLAN
SCALE: 1" = 10'-0"T1.12

2 LOADING - LEVEL 1 FLOOR PLAN

SCALE: 1" = 10'-0"T1.12

3 LOADING - LEVEL 2 FLOOR PLAN
SCALE: 3/32" = 1'-0"T1.12

4 LOADING - SECTION EAST WEST
SCALE: 3/32" = 1'-0"T1.12

5 LOACTION SECTION - NORTH-SOUTH
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TREE PROTECTION NOTES:

1. ALL TREES TO BE PROTECTED, PRESERVED, AND TO REMAIN FOR THIS PROJECT ARE LOCATED OUTSIDE THE PROPERTY LINE.
2. ALL TREES TO BE PROTECTED TO EDGE OF DRIP LINE TO GREATEST EXTENT FEASIBLE.
3. IF WORK IS TO BE PERFORMED IN THE CRITICAL ROOT ZONE, A CITY APPOINTED ARBORIST SHALL BE NOTIFIED BEFORE WORK IS 

TO BE PERFORMED, AND SHALL BE ON SITE TO EVALUATE IMPACTS PRIOR TO WORK COMMENCING.
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2019.11.13

18-101

SUMMERHILL BELRED

1600 132ND AVE NE,
BELLEVUE, WA 98005

PLANTING SCHEDULE L3.11

PLANTING SCHEDULE - TREES AT GRADE

QTY BOTANICAL NAME COMMON NAME SIZE SPACING COMMENTS

23 Acer circinatum Vine Maple 10-12' HT. PER PLAN NATIVE

10 Acer ginnala Flame Amur Maple 2.5" CAL PER PLAN SEE BEL-RED CORRIDOR LANDSCAPE PLANTING PLAN.

4 Acer rubrum 'Bowhall' Bowhall Red Maple 3" CAL PER PLAN

4 Cercidiphyllum japonicum Katsura 4" CAL PER PLAN

6 Ginkgo biloba 'Autumn Gold' Autumn Gold Ginkgo 2.5" CAL PER PLAN SEE BEL-RED CORRIDOR LANDSCAPE PLANTING PLAN.

12 Pinus flexilis 'Vanderwolf's Pyramid' Limber Pine 10-12' HT. PER PLAN EVERGREEN

6 Tilia cordata 'Greenspire' Greenspire Linden 4" CAL PER PLAN SEE BEL-RED CORRIDOR LANDSCAPE PLANTING PLAN.

7 Zelkova serrata 'Village Green' Japanese Zelkova 2.5" CAL PER PLAN

PLANTING SCHEDULE - SHRUBS AND PERENNIALS AT GRADE

BOTANICAL NAME COMMON NAME SIZE SPACING COMMENTS

Anemone 'Honorine Jobert Honorine Jobert Anemone #1 POT N/A NATURAL

Arctostaphylos uva-ursi Kinnikinnick* #1 POT 18" O.C. NATIVE

Cephalotaxus harringtonia 'Prostrata' Japanese Plum Yew* 30" SPREAD MIN, #7 POT MIN. 48" O.C. NATURAL

Clethra alnifolia 'Hummingbird' Hummingbird Sweetspire* 24" HT. MIN, B&B 48" O.C. NATURAL

Cornus stolonifera 'Arctic Fire' Arctic Fire Red-Twig Dogwood 24" HT. MIN, #5 POT MIN. 48" O.C. NATIVE

Gaultheria shallon Salal* 24" HT. MIN, #5 POT MIN. 48" O.C. NATIVE

Hemerocallis lilioasphodelus Lemon Daylily #2 POT 18" O.C. NATURAL

Itea virginica 'Little Henry' Little Henry Sweetspire* 18" SPREAD, #5 POT MIN. 48" O.C. NATURAL

Juncus effusus Common Rush #2 POT N/A NATIVE

Kerria japonica 'Pleniflora' Japanese Kerria 5 GAL 48" O.C. NATURAL

Lonicera pileata Privet Honeysuckle* 24" SPREAD 48" O.C. NATURAL

Papaver orientale 'Goliath' Goliath Oriental Poppy #1 POT N/A NATURAL

Prunus laurocerasus 'Otto Luyken' English Laurel* 18" SPREAD, #5 POT MIN. 48" O.C. NATURAL

Rhaphiolepsis umbellata 'Gulf Green' Dwarf Yeddo Hawthorn* 24" HT. MIN, #5 POT MIN. 48" O.C. NATURAL

Rosa nutkana Nootka Rose* 24" HT. MIN, #5 POT MIN. 48" O.C. NATIVE

Sarcococca ruscifolia Sweetbox* 24" HT. MIN, #5 POT MIN. 48" O.C. NATURAL

PLANTING SCHEDULE - TREES AT LEVEL 2

BOTANICAL NAME COMMON NAME SIZE SPACING COMMENTS

1 Cercidiphyllum japonicum Katsura 4" CAL PER PLAN

3 Cornus 'Kn30 8' VENUS Venus Dogwood 2.5" CAL PER PLAN

5 Populus tremuloides Quaking Aspen 3" CAL PER PLAN

PLANTING SCHEDULE - SHRUBS AND PERENNIALS - LEVEL 2

BOTANICAL NAME COMMON NAME SIZE SPACING COMMENTS

Anemone 'Honorine Jobert Honorine Jobert Anemone #1 POT N/A NATURAL

Arctostaphylos uva-ursi Kinnikinnick* #1 POT 18" O.C. NATIVE

Cephalotaxus harringtonia 'Prostrata' Japanese Plum Yew* 30" SPREAD MIN, #7 POT MIN. 48" O.C. NATURAL

Clethra alnifolia 'Hummingbird' Hummingbird Sweetspire* 24" HT. MIN, B&B 48" O.C. NATURAL

Cornus stolonifera 'Arctic Fire' Arctic Fire Red-Twig Dogwood 24" HT. MIN, #5 POT MIN. 48" O.C. NATIVE

Gaultheria shallon Salal* 24" HT. MIN, #5 POT MIN. 48" O.C. NATIVE

Hemerocallis lilioasphodelus Lemon Daylily #2 POT 18" O.C. NATURAL

Itea virginica 'Little Henry' Little Henry Sweetspire* 18" SPREAD, #5 POT MIN. 48" O.C. NATURAL

Juncus effusus Common Rush #2 POT N/A NATIVE

Kerria japonica 'Pleniflora' Japanese Kerria 5 GAL 48" O.C. NATURAL

Lonicera pileata Privet Honeysuckle* 24" SPREAD 48" O.C. NATURAL

Papaver orientale 'Goliath' Goliath Oriental Poppy #1 POT N/A NATURAL

Prunus laurocerasus 'Otto Luyken' English Laurel* 18" SPREAD, #5 POT MIN. 48" O.C. NATURAL

Rhaphiolepsis umbellata 'Gulf Green' Dwarf Yeddo Hawthorn* 24" HT. MIN, #5 POT MIN. 48" O.C. NATURAL

Rosa nutkana Nootka Rose* 24" HT. MIN, #5 POT MIN. 48" O.C. NATIVE

Sarcococca ruscifolia Sweetbox* 24" HT. MIN, #5 POT MIN. 48" O.C. NATURAL

PLANTING SCHEDULE - TREES AT LEVEL 4

QTY BOTANICAL NAME COMMON NAME SIZE SPACING COMMENTS

15 Acer ginnala Flame Amur Maple 2.5" CAL PER PLAN

PLANTING SCHEDULE - SHRUBS AND PERENNIALS - LEVEL 4

BOTANICAL NAME COMMON NAME SIZE SPACING COMMENTS

Anemone 'Honorine Jobert Honorine Jobert Anemone #1 POT N/A NATURAL

Arctostaphylos uva-ursi Kinnikinnick* #1 POT 18" O.C. NATIVE

Cephalotaxus harringtonia 'Prostrata' Japanese Plum Yew* 30" SPREAD MIN, #7 POT MIN. 48" O.C. NATURAL

Clethra alnifolia 'Hummingbird' Hummingbird Sweetspire* 24" HT. MIN, B&B 48" O.C. NATURAL

Cornus stolonifera 'Arctic Fire' Arctic Fire Red-Twig Dogwood 24" HT. MIN, #5 POT MIN. 48" O.C. NATIVE

Gaultheria shallon Salal* 24" HT. MIN, #5 POT MIN. 48" O.C. NATIVE

Hemerocallis lilioasphodelus Lemon Daylily #2 POT 18" O.C. NATURAL

Itea virginica 'Little Henry' Little Henry Sweetspire* 18" SPREAD, #5 POT MIN. 48" O.C. NATURAL

Juncus effusus Common Rush #2 POT N/A NATIVE

Kerria japonica 'Pleniflora' Japanese Kerria 5 GAL 48" O.C. NATURAL

Lonicera pileata Privet Honeysuckle* 24" SPREAD 48" O.C. NATURAL

Papaver orientale 'Goliath' Goliath Oriental Poppy #1 POT N/A NATURAL

Prunus laurocerasus 'Otto Luyken' English Laurel* 18" SPREAD, #5 POT MIN. 48" O.C. NATURAL

Rhaphiolepsis umbellata 'Gulf Green' Dwarf Yeddo Hawthorn* 24" HT. MIN, #5 POT MIN. 48" O.C. NATURAL

Rosa nutkana Nootka Rose* 24" HT. MIN, #5 POT MIN. 48" O.C. NATIVE

Sarcococca ruscifolia Sweetbox* 24" HT. MIN, #5 POT MIN. 48" O.C. NATURAL

PLANTING SCHEDULE - TREES AT ROOF LEVEL

QTY BOTANICAL NAME COMMON NAME SIZE SPACING COMMENTS

5 Acer ginnala Flame Amur Maple 2.5" CAL PER PLAN

PLANTING SCHEDULE - SHRUBS AND PERENNIALS - ROOF LEVEL

BOTANICAL NAME COMMON NAME SIZE SPACING COMMENTS

Anemone 'Honorine Jobert Honorine Jobert Anemone #1 POT N/A NATURAL

Arctostaphylos uva-ursi Kinnikinnick* #1 POT 18" O.C. NATIVE

Cephalotaxus harringtonia 'Prostrata' Japanese Plum Yew* 30" SPREAD MIN, #7 POT MIN. 48" O.C. NATURAL

Clethra alnifolia 'Hummingbird' Hummingbird Sweetspire* 24" HT. MIN, B&B 48" O.C. NATURAL

Cornus stolonifera 'Arctic Fire' Arctic Fire Red-Twig Dogwood 24" HT. MIN, #5 POT MIN. 48" O.C. NATIVE

Gaultheria shallon Salal* 24" HT. MIN, #5 POT MIN. 48" O.C. NATIVE

Hemerocallis lilioasphodelus Lemon Daylily #2 POT 18" O.C. NATURAL

Itea virginica 'Little Henry' Little Henry Sweetspire* 18" SPREAD, #5 POT MIN. 48" O.C. NATURAL

Juncus effusus Common Rush #2 POT N/A NATIVE

Kerria japonica 'Pleniflora' Japanese Kerria 5 GAL 48" O.C. NATURAL

Lonicera pileata Privet Honeysuckle* 24" SPREAD 48" O.C. NATURAL

Papaver orientale 'Goliath' Goliath Oriental Poppy #1 POT N/A NATURAL

Prunus laurocerasus 'Otto Luyken' English Laurel* 18" SPREAD, #5 POT MIN. 48" O.C. NATURAL

Rhaphiolepsis umbellata 'Gulf Green' Dwarf Yeddo Hawthorn* 24" HT. MIN, #5 POT MIN. 48" O.C. NATURAL

Rosa nutkana Nootka Rose* 24" HT. MIN, #5 POT MIN. 48" O.C. NATIVE

Sarcococca ruscifolia Sweetbox* 24" HT. MIN, #5 POT MIN. 48" O.C. NATURAL

NOTE:
1. TREE QUANTITIES HAVE BEEN PROVIDED. QUANTITIES FOR SHRUBS, PERENNIALS, GRASSES AND GROUNDCOVER WILL BE PROVIDED IN 

BUILDING PERMIT SUBMISSION.
2. FINAL PLANTING PLAN SHALL CONTAIN MINIMUM 50% NATIVE SPECIES PER CITY OF BELLEVUE LUC 20.20.520.J.
3. PLANT SPECIES SELECTION IS PRELIMINARY. SPECIES TO BE FINALIZED WITH FUTURE BUILDING PERMIT SUBMITTAL.
4. * DENOTES DROUGHT TOLERANCE IN TABLES ABOVE.
5. ALL PLANTED AREAS TO HAVE PERMANENT, HIGH EFFICIENCY IRRIGATION SYSTEM, TYP.
6. ALL PLANTED AREAS, EXCEPT BIORETENTION, TO RECEIVE 2" MULCH, TYP.
7. ALL PLANTING AREAS SHALL COMPLY WITH LUC 20.25D.110.
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SITE GENERAL NOTES:

SITE INFORMATION IS BASED ON 'BOUNDARY AND TOPOGRAPHICAL SURVEY" 
BY BUSH, ROED & HITCHINGS DATED 7/13/2018

1. REFER TO SURVEY FOR EXISTING UTILITY INFORMATION.

2. REFER TO CIVIL DRAWINGS FOR PROPOSED UTILITIES AND LOCATION. 

3. REFER TO CIVIL DRAWINGS FOR RIGHT OF WAY, ROADWAY, SIDEWALKS AND PLANTING WIDTHS.

4. REFER TO CIVIL DRAWINGS FOR EXISTING AND NEW CURB CUT LOCATIONS.

5. REFER TO CIVIL PLANS FOR STRUCTURES IN THE RIGHT OF WAY.

6. REFER TO CIVIL PLANS FOR POWER POLE AND STREET LIGHT INFORMATION.

7. REFER TO CIVIL PLANS AND LANDSCAPING DRAWINGS FOR STREET TREE INFORMATION.

8. REFER TO LANDSCAPING DRAWINGS FOR LOCATIONS OF SITE ACCESSORIES AND PLANTERS.

9. REFER TO LANDSCAPING DRAWINGS FOR INFORMATION ON EXISTING TREES TO BE REMOVED AND 
EXISTING TREES TO REMAIN.

10. FINISHED GRADES TO BE COORDINATED WITH CIVIL AND LANDSCAPE ARCHITECT.

11. EXTERIOR LIGHTING WILL BE SHIELDED - DIRECTED AWAY FROM ADJACENT USES.

12. SEE CIVIL DRAWINGS FOR EXISTING AND PROPOSED GRADING. SEE SHEET T1.2 FOR THE AVERAGE GRADE 
PLANE ANALYSIS AS IT APPLIES TO THIS PROJECT.

13. THERE ARE NO CRITICAL AREAS ON THIS SITE. SEE SHEET T1.3 FOR SETBACKS.

14. SEE SHEET T1.4 FOR TOTAL IMPERVIOUS AREA.
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PROJECT DESCRIPTION

TAX ACCOUNT NUMBERS:

SCHEMATIC DESIGN 2019.03.29

LD PERMIT REVISION #1 2019.09.30

LD PERMIT REVISION #2

As indicated

2020.01.24

18-101

SummerHill Bel-Red

1600 132ND AVE NE,
BELLEVUE, WA 98005

SITE PLAN A0.1
18-128615 LD

CONSTRUCTION OF 8-STORY MULTI-FAMILY BUILDING WITH 249
APARTMENTS, COMMON AMENITY AREA, AND ACCESSORY PARKING.
SEE ALSO MUP18-128615 LD

1600 132ND AVE NE, BELLEVUE, WA 98005

BR-RC-2;

2015 IBC (COB Amendments)

THE SOUTH 256.72 FEET OF THE WEST HALF OF THE SOUTHWEST
QUARTER OF THE SOUTHWEST QUARTER OF THE NORTHWEST
QUARTER OF SECTION 27, TOWNSHIP 25 NORTH, RANGE 5 EAST,
WILLAMETTE MERIDIAN, IN KING COUNTY, WASHINGTON;EXCEPT
THE SOUTH 30 FEET THEREOF LYING WITHIN THE NORTHEAST 16TH
STREET RIGHT OF WAY;EXCEPT THE WEST 30 FEET THEREOF
CONVEYED TO THE CITY OF BELLEVUE FOR 132ND AVENUE
NORTHEAST BY DEED RECORDED UNDER RECORDING NUMBER
7109100204;AND EXCEPT THAT PORTION THEREOF TAKEN IN
STIPULATED JUDGEMENT AND DECREE OF APPROPRIATION BY
CENTRAL PUGET SOUND REGIONAL TRANSIT AUTHORITY, A
REGIONAL TRANSIT AUTHORITY, DOING BUSINESS AS SOUND
TRANSIT, FILED MAY 23, 2017 IN KING COUNTY SUPERIOR COURT
CAUSE NO. 16-2-22138-6SEA, A CERTIFIED COPY OF WHICH WAS
RECORDED UNDER RECORDING NUMBER 20170802000154, IN KING
COUNTY, WASHINGTON.SITUATE IN THE COUNTY OF KING, STATE OF
WASHINGTON.

272505-9198

CONSTRUCTION OF 8-STORY MULTI-FAMILY BUILDING WITH 249
APARTMENTS, COMMON AMENITY AREA, AND ACCESSORY PARKING.

SCALE: 1/16" = 1'-0"A0.1

1 SITE PLAN

SITE

SITEVICINITY MAP

ZONING MAP

REVISIONS
1 LD PERMIT REVISION #1 2019.09.30
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PARKING - RESIDENTIAL

KEY STALL TYPE COUNT %
LEVEL 1

C BELRED COMPACT PARKING STALL 33 18%

S BELRED TYPICAL PARKING STALL 14 7%
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LEVEL P1

C BELRED COMPACT PARKING STALL 46 25%
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LEVEL P1 LOWER
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KEY STALL TYPE COUNT %
LEVEL 1
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C BELRED COMPACT PARKING STALL 14 7%
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1. REFER TO T SERIES FOR PROJECT AND ZONING ANALYSIS, ZONING DIAGRAMS, DEPARTURE 
REQUESTS, AND HEIGHT DIAGRAMS

2. FLOOR LEVEL ELEVATIONS INDICATED ARE TO TOP OF CONCRETE AT CONCRETE FLOOR 
ASSEMBLIES AND TOP OF GYPCRETE AT WOOD FLOOR ASSEMBLIES

3. ALL EXTERIOR LIGHTING TO BE SHIELDED AND DIRECTED AWAY FROM ADJACENT USES
4. SEE A3.10 FOR EXTERIOR MATERIAL ILLUSTRATION
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KEY PLAN

SCALE: 1/8" = 1'-0"A3.1

1 Elevation - South (NE Spring Blvd)

ELEVATION KEY NOTE LEGEND

# DESCRIPTION
AC1 CAST IN PLACE CONCRETE; FINISH: ARCHITECTURAL W/ REVEALS

BA1 METAL BALCONY - BOLT-ON BALCONY WITH WELDED WIRE MESH INFILL PANELS; COLOR: BLACK

CA1 METAL CANOPY - METAL FRAME W/ PREFINISHED METAL ROOFING & SOFFIT; COLOR: BLACK

CA2 METAL CANOPY (AT COURTYARD ONLY) - FOLDED PLATE (NO SOFFIT); COLOR: BLACK

CC CONCRETE COLUMN COVER

FC1 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: DARK GREY

FC2 FIBER CEMENT LAP SIDING - WOOD TEXTURE, 6" EXPOSURE; FINISH: WOOD-LOOK

FC3 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: LIGHT GREY

FC4 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: BLACK

G1 STOREFRONT; COLOR: BLACK

G2 STOREFRONT; COLOR: BLACK

M1 WEATHERING STEEL SIDING; FINISH: PATINA

M2 PREFINISHED METAL PANEL; COLOR: BLACK

M3 PREFINISHED METAL PANEL AT ENTRY VESTIBULE; COLOR: BLACK

M4 PREFINISHED METAL FIN AT LOWER LEVEL WINDOWS - BRAKE SHAPE; COLOR: BLACK

RA1 GLASS GUARDRAIL - METAL FRAME WITH GLASS INFILL PANELS; FRAME COLOR: BLACK

RA2 PREFINISHED MECHANICAL SCREEN WITH PERFORATED METAL INFILL PANELS; COLOR: LIGHT GREY

RA3 GUARDRAIL AT LOWER LEVEL - BOLT-ON METAL WITH GLASS INFILL PANELS; FRAME COLOR: BLACK

RA4 GUARDRAIL AT UPPER LEVEL - BOLT-ON METAL WITH WELDED WIRE MESH INFILL PANELS; COLOR: BLACK

S1 FIBER CEMENT SOFFIT TO MATCH FC2

S2 WEATHERING STEEL SOFFIT TO MATCH M1

V1 VINYL WINDOW; COLOR: BLACK

V2 VINYL DOOR; COLOR: BLACK

REVISIONS
1 LD PERMIT REVISION #1 2019.09.30



1. REFER TO T SERIES FOR PROJECT AND ZONING ANALYSIS, ZONING DIAGRAMS, DEPARTURE 
REQUESTS, AND HEIGHT DIAGRAMS

2. FLOOR LEVEL ELEVATIONS INDICATED ARE TO TOP OF CONCRETE AT CONCRETE FLOOR 
ASSEMBLIES AND TOP OF GYPCRETE AT WOOD FLOOR ASSEMBLIES

3. ALL EXTERIOR LIGHTING TO BE SHIELDED AND DIRECTED AWAY FROM ADJACENT USES
4. SEE A3.10 FOR EXTERIOR MATERIAL ILLUSTRATION

EXTERIOR ELEVATION NOTES:
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BUILDING ELEVATIONS - WEST
FACADE A3.2
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KEY PLAN

SCALE: 1/8" = 1'-0"A3.2

1 Elevation - West (132nd Ave NE)
ELEVATION KEY NOTE LEGEND

# DESCRIPTION
AC1 CAST IN PLACE CONCRETE; FINISH: ARCHITECTURAL W/ REVEALS

BA1 METAL BALCONY - BOLT-ON BALCONY WITH WELDED WIRE MESH INFILL PANELS; COLOR: BLACK

CA1 METAL CANOPY - METAL FRAME W/ PREFINISHED METAL ROOFING & SOFFIT; COLOR: BLACK

CA2 METAL CANOPY (AT COURTYARD ONLY) - FOLDED PLATE (NO SOFFIT); COLOR: BLACK

CC CONCRETE COLUMN COVER

FC1 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: DARK GREY

FC2 FIBER CEMENT LAP SIDING - WOOD TEXTURE, 6" EXPOSURE; FINISH: WOOD-LOOK

FC3 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: LIGHT GREY

FC4 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: BLACK

G1 STOREFRONT; COLOR: BLACK

G2 STOREFRONT; COLOR: BLACK

M1 WEATHERING STEEL SIDING; FINISH: PATINA

M2 PREFINISHED METAL PANEL; COLOR: BLACK

M3 PREFINISHED METAL PANEL AT ENTRY VESTIBULE; COLOR: BLACK

M4 PREFINISHED METAL FIN AT LOWER LEVEL WINDOWS - BRAKE SHAPE; COLOR: BLACK

RA1 GLASS GUARDRAIL - METAL FRAME WITH GLASS INFILL PANELS; FRAME COLOR: BLACK

RA2 PREFINISHED MECHANICAL SCREEN WITH PERFORATED METAL INFILL PANELS; COLOR: LIGHT GREY

RA3 GUARDRAIL AT LOWER LEVEL - BOLT-ON METAL WITH GLASS INFILL PANELS; FRAME COLOR: BLACK

RA4 GUARDRAIL AT UPPER LEVEL - BOLT-ON METAL WITH WELDED WIRE MESH INFILL PANELS; COLOR: BLACK

S1 FIBER CEMENT SOFFIT TO MATCH FC2

S2 WEATHERING STEEL SOFFIT TO MATCH M1

V1 VINYL WINDOW; COLOR: BLACK

V2 VINYL DOOR; COLOR: BLACK
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1. REFER TO T SERIES FOR PROJECT AND ZONING ANALYSIS, ZONING DIAGRAMS, DEPARTURE 
REQUESTS, AND HEIGHT DIAGRAMS

2. FLOOR LEVEL ELEVATIONS INDICATED ARE TO TOP OF CONCRETE AT CONCRETE FLOOR 
ASSEMBLIES AND TOP OF GYPCRETE AT WOOD FLOOR ASSEMBLIES

3. ALL EXTERIOR LIGHTING TO BE SHIELDED AND DIRECTED AWAY FROM ADJACENT USES
4. SEE A3.10 FOR EXTERIOR MATERIAL ILLUSTRATION

EXTERIOR ELEVATION NOTES:
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REFER TO LANDSCAPE DRAWINGS
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FACADE A3.3
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SCALE: 1/8" = 1'-0"A3.3

1 Elevation - North

ELEVATION KEY NOTE LEGEND

# DESCRIPTION
AC1 CAST IN PLACE CONCRETE; FINISH: ARCHITECTURAL W/ REVEALS

BA1 METAL BALCONY - BOLT-ON BALCONY WITH WELDED WIRE MESH INFILL PANELS; COLOR: BLACK

CA1 METAL CANOPY - METAL FRAME W/ PREFINISHED METAL ROOFING & SOFFIT; COLOR: BLACK

CA2 METAL CANOPY (AT COURTYARD ONLY) - FOLDED PLATE (NO SOFFIT); COLOR: BLACK

CC CONCRETE COLUMN COVER

FC1 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: DARK GREY

FC2 FIBER CEMENT LAP SIDING - WOOD TEXTURE, 6" EXPOSURE; FINISH: WOOD-LOOK

FC3 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: LIGHT GREY

FC4 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: BLACK

G1 STOREFRONT; COLOR: BLACK

G2 STOREFRONT; COLOR: BLACK

M1 WEATHERING STEEL SIDING; FINISH: PATINA

M2 PREFINISHED METAL PANEL; COLOR: BLACK

M3 PREFINISHED METAL PANEL AT ENTRY VESTIBULE; COLOR: BLACK

M4 PREFINISHED METAL FIN AT LOWER LEVEL WINDOWS - BRAKE SHAPE; COLOR: BLACK

RA1 GLASS GUARDRAIL - METAL FRAME WITH GLASS INFILL PANELS; FRAME COLOR: BLACK

RA2 PREFINISHED MECHANICAL SCREEN WITH PERFORATED METAL INFILL PANELS; COLOR: LIGHT GREY

RA3 GUARDRAIL AT LOWER LEVEL - BOLT-ON METAL WITH GLASS INFILL PANELS; FRAME COLOR: BLACK

RA4 GUARDRAIL AT UPPER LEVEL - BOLT-ON METAL WITH WELDED WIRE MESH INFILL PANELS; COLOR: BLACK

S1 FIBER CEMENT SOFFIT TO MATCH FC2

S2 WEATHERING STEEL SOFFIT TO MATCH M1

V1 VINYL WINDOW; COLOR: BLACK

V2 VINYL DOOR; COLOR: BLACK

REVISIONS
1 LD PERMIT REVISION #1 2019.09.30



1. REFER TO T SERIES FOR PROJECT AND ZONING ANALYSIS, ZONING DIAGRAMS, DEPARTURE 
REQUESTS, AND HEIGHT DIAGRAMS

2. FLOOR LEVEL ELEVATIONS INDICATED ARE TO TOP OF CONCRETE AT CONCRETE FLOOR 
ASSEMBLIES AND TOP OF GYPCRETE AT WOOD FLOOR ASSEMBLIES

3. ALL EXTERIOR LIGHTING TO BE SHIELDED AND DIRECTED AWAY FROM ADJACENT USES
4. SEE A3.10 FOR EXTERIOR MATERIAL ILLUSTRATION

EXTERIOR ELEVATION NOTES:
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BUILDING ELEVATIONS - EAST
FACADE A3.4
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SCALE: 1/8" = 1'-0"A3.4

1 Elevation - East (133rd Ave NE)
ELEVATION KEY NOTE LEGEND

# DESCRIPTION
AC1 CAST IN PLACE CONCRETE; FINISH: ARCHITECTURAL W/ REVEALS

BA1 METAL BALCONY - BOLT-ON BALCONY WITH WELDED WIRE MESH INFILL PANELS; COLOR: BLACK

CA1 METAL CANOPY - METAL FRAME W/ PREFINISHED METAL ROOFING & SOFFIT; COLOR: BLACK

CA2 METAL CANOPY (AT COURTYARD ONLY) - FOLDED PLATE (NO SOFFIT); COLOR: BLACK

CC CONCRETE COLUMN COVER

FC1 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: DARK GREY

FC2 FIBER CEMENT LAP SIDING - WOOD TEXTURE, 6" EXPOSURE; FINISH: WOOD-LOOK

FC3 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: LIGHT GREY

FC4 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: BLACK

G1 STOREFRONT; COLOR: BLACK

G2 STOREFRONT; COLOR: BLACK

M1 WEATHERING STEEL SIDING; FINISH: PATINA

M2 PREFINISHED METAL PANEL; COLOR: BLACK

M3 PREFINISHED METAL PANEL AT ENTRY VESTIBULE; COLOR: BLACK

M4 PREFINISHED METAL FIN AT LOWER LEVEL WINDOWS - BRAKE SHAPE; COLOR: BLACK

RA1 GLASS GUARDRAIL - METAL FRAME WITH GLASS INFILL PANELS; FRAME COLOR: BLACK

RA2 PREFINISHED MECHANICAL SCREEN WITH PERFORATED METAL INFILL PANELS; COLOR: LIGHT GREY

RA3 GUARDRAIL AT LOWER LEVEL - BOLT-ON METAL WITH GLASS INFILL PANELS; FRAME COLOR: BLACK

RA4 GUARDRAIL AT UPPER LEVEL - BOLT-ON METAL WITH WELDED WIRE MESH INFILL PANELS; COLOR: BLACK

S1 FIBER CEMENT SOFFIT TO MATCH FC2

S2 WEATHERING STEEL SOFFIT TO MATCH M1

V1 VINYL WINDOW; COLOR: BLACK

V2 VINYL DOOR; COLOR: BLACK

REVISIONS
1 LD PERMIT REVISION #1 2019.09.30

2 LD PERMIT REVISION #1.1 2019.11.13
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LD PERMIT INTAKE 2018.10.19
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2020.01.24

18-101

SummerHill Bel-Red

1600 132ND AVE NE,
BELLEVUE, WA 98005

BUILDING SECTION - EAST-WEST 1 A4.1
18-128615 LD

KEY PLAN

ELEVATION KEY NOTE LEGEND

# DESCRIPTION
AC1 CAST IN PLACE CONCRETE; FINISH: ARCHITECTURAL W/ REVEALS

BA1 METAL BALCONY - BOLT-ON BALCONY WITH WELDED WIRE MESH INFILL PANELS; COLOR: BLACK

CA1 METAL CANOPY - METAL FRAME W/ PREFINISHED METAL ROOFING & SOFFIT; COLOR: BLACK

CA2 METAL CANOPY (AT COURTYARD ONLY) - FOLDED PLATE (NO SOFFIT); COLOR: BLACK

CC CONCRETE COLUMN COVER

FC1 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: DARK GREY

FC2 FIBER CEMENT LAP SIDING - WOOD TEXTURE, 6" EXPOSURE; FINISH: WOOD-LOOK

FC3 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: LIGHT GREY

FC4 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: BLACK

G1 STOREFRONT; COLOR: BLACK

G2 STOREFRONT; COLOR: BLACK

M1 WEATHERING STEEL SIDING; FINISH: PATINA

M2 PREFINISHED METAL PANEL; COLOR: BLACK

M3 PREFINISHED METAL PANEL AT ENTRY VESTIBULE; COLOR: BLACK

M4 PREFINISHED METAL FIN AT LOWER LEVEL WINDOWS - BRAKE SHAPE; COLOR: BLACK

RA1 GLASS GUARDRAIL - METAL FRAME WITH GLASS INFILL PANELS; FRAME COLOR: BLACK

RA2 PREFINISHED MECHANICAL SCREEN WITH PERFORATED METAL INFILL PANELS; COLOR: LIGHT GREY

RA3 GUARDRAIL AT LOWER LEVEL - BOLT-ON METAL WITH GLASS INFILL PANELS; FRAME COLOR: BLACK

RA4 GUARDRAIL AT UPPER LEVEL - BOLT-ON METAL WITH WELDED WIRE MESH INFILL PANELS; COLOR: BLACK

S1 FIBER CEMENT SOFFIT TO MATCH FC2

S2 WEATHERING STEEL SOFFIT TO MATCH M1

V1 VINYL WINDOW; COLOR: BLACK

V2 VINYL DOOR; COLOR: BLACK

SCALE: 1/8" = 1'-0"A4.1

1 BUILDING SECTION - EAST-WEST 1

REVISIONS
3 LD PERMIT REVISION #1.2 2020.01.07
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18-101

SummerHill Bel-Red

1600 132ND AVE NE,
BELLEVUE, WA 98005

BUILDING SECTION - NORTH -SOUTH
1 A4.2

18-128615 LD

SCALE: 1/8" = 1'-0"A4.2

1 BUILDING SECTION - NORTH -SOUTH 1

KEY PLAN

ELEVATION KEY NOTE LEGEND

# DESCRIPTION
AC1 CAST IN PLACE CONCRETE; FINISH: ARCHITECTURAL W/ REVEALS

BA1 METAL BALCONY - BOLT-ON BALCONY WITH WELDED WIRE MESH INFILL PANELS; COLOR: BLACK

CA1 METAL CANOPY - METAL FRAME W/ PREFINISHED METAL ROOFING & SOFFIT; COLOR: BLACK

CA2 METAL CANOPY (AT COURTYARD ONLY) - FOLDED PLATE (NO SOFFIT); COLOR: BLACK

CC CONCRETE COLUMN COVER

FC1 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: DARK GREY

FC2 FIBER CEMENT LAP SIDING - WOOD TEXTURE, 6" EXPOSURE; FINISH: WOOD-LOOK

FC3 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: LIGHT GREY

FC4 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: BLACK

G1 STOREFRONT; COLOR: BLACK

G2 STOREFRONT; COLOR: BLACK

M1 WEATHERING STEEL SIDING; FINISH: PATINA

M2 PREFINISHED METAL PANEL; COLOR: BLACK

M3 PREFINISHED METAL PANEL AT ENTRY VESTIBULE; COLOR: BLACK

M4 PREFINISHED METAL FIN AT LOWER LEVEL WINDOWS - BRAKE SHAPE; COLOR: BLACK

RA1 GLASS GUARDRAIL - METAL FRAME WITH GLASS INFILL PANELS; FRAME COLOR: BLACK

RA2 PREFINISHED MECHANICAL SCREEN WITH PERFORATED METAL INFILL PANELS; COLOR: LIGHT GREY

RA3 GUARDRAIL AT LOWER LEVEL - BOLT-ON METAL WITH GLASS INFILL PANELS; FRAME COLOR: BLACK

RA4 GUARDRAIL AT UPPER LEVEL - BOLT-ON METAL WITH WELDED WIRE MESH INFILL PANELS; COLOR: BLACK

S1 FIBER CEMENT SOFFIT TO MATCH FC2

S2 WEATHERING STEEL SOFFIT TO MATCH M1

V1 VINYL WINDOW; COLOR: BLACK

V2 VINYL DOOR; COLOR: BLACK

REVISIONS
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18-101

SummerHill Bel-Red

1600 132ND AVE NE,
BELLEVUE, WA 98005

BUILDING SECTION -  NORTH SOUTH
2 A4.3

18-128615 LD

SCALE: 1/8" = 1'-0"A4.3

1 BUILDING SECTION - NORTH -SOUTH 2

KEY PLAN

ELEVATION KEY NOTE LEGEND

# DESCRIPTION
AC1 CAST IN PLACE CONCRETE; FINISH: ARCHITECTURAL W/ REVEALS

BA1 METAL BALCONY - BOLT-ON BALCONY WITH WELDED WIRE MESH INFILL PANELS; COLOR: BLACK

CA1 METAL CANOPY - METAL FRAME W/ PREFINISHED METAL ROOFING & SOFFIT; COLOR: BLACK

CA2 METAL CANOPY (AT COURTYARD ONLY) - FOLDED PLATE (NO SOFFIT); COLOR: BLACK

CC CONCRETE COLUMN COVER

FC1 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: DARK GREY

FC2 FIBER CEMENT LAP SIDING - WOOD TEXTURE, 6" EXPOSURE; FINISH: WOOD-LOOK

FC3 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: LIGHT GREY

FC4 FIBER CEMENT PANEL - SMOOTH TEXTURE; COLOR: BLACK

G1 STOREFRONT; COLOR: BLACK

G2 STOREFRONT; COLOR: BLACK

M1 WEATHERING STEEL SIDING; FINISH: PATINA

M2 PREFINISHED METAL PANEL; COLOR: BLACK

M3 PREFINISHED METAL PANEL AT ENTRY VESTIBULE; COLOR: BLACK

M4 PREFINISHED METAL FIN AT LOWER LEVEL WINDOWS - BRAKE SHAPE; COLOR: BLACK

RA1 GLASS GUARDRAIL - METAL FRAME WITH GLASS INFILL PANELS; FRAME COLOR: BLACK

RA2 PREFINISHED MECHANICAL SCREEN WITH PERFORATED METAL INFILL PANELS; COLOR: LIGHT GREY

RA3 GUARDRAIL AT LOWER LEVEL - BOLT-ON METAL WITH GLASS INFILL PANELS; FRAME COLOR: BLACK

RA4 GUARDRAIL AT UPPER LEVEL - BOLT-ON METAL WITH WELDED WIRE MESH INFILL PANELS; COLOR: BLACK

S1 FIBER CEMENT SOFFIT TO MATCH FC2

S2 WEATHERING STEEL SOFFIT TO MATCH M1

V1 VINYL WINDOW; COLOR: BLACK

V2 VINYL DOOR; COLOR: BLACK

REVISIONS
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18-101

SummerHill Bel-Red

1600 132ND AVE NE,
BELLEVUE, WA 98005

AMENITY PLAN - LEVEL 1 - LOBBY
AND FITNESS A10.1

18-128615 LD

SCALE: 1/8" = 1'-0"

LEVEL 1 - LOBBY AND FITNESS FLOOR PLAN

PERSPECTIVE VIEW OF LEVEL 1 LOBBY AND FITNESS

0' 4' 28'2' 12' 20'8

INTERIOR AMENITY PROVIDED

LEVEL NAME AREA
LEVEL 1

LEVEL 1 BIKES 427 SF

LEVEL 1 FITNESS 1,795 SF

LEVEL 1 GUEST SUITE 430 SF

LEVEL 2

LEVEL 2 LOUNGE 629 SF

LEVEL 2 WIFI CAFE 618 SF

LEVEL 8

LEVEL 8 LOUNGE 882 SF

4,779 SF

REVISIONS
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AMENITY PLAN - LEVEL 2 - LOUNGE
AND WIFI CAFES A10.2

18-128615 LD

SCALE: 1/8" = 1'-0"

LEVEL 2 - LOUNGE AND WIFI FLOOR PLAN

0' 4' 28'2' 12' 20'8

INTERIOR AMENITY PROVIDED

LEVEL NAME AREA
LEVEL 1

LEVEL 1 BIKES 427 SF

LEVEL 1 FITNESS 1,795 SF

LEVEL 1 GUEST SUITE 430 SF

LEVEL 2

LEVEL 2 LOUNGE 629 SF

LEVEL 2 WIFI CAFE 618 SF

LEVEL 8

LEVEL 8 LOUNGE 882 SF

4,779 SF

PERSPECTIVE VIEW OF LEVEL 2 

LOUNGE AND WIFI CAFE

REVISIONS



SEE 
LANDSCAPE 
DRAWINGS

882 SF
LOUNGE

197 SF
ELEV

169 SF
STAIR

2,258 SF
ROOF DECK

432 SF
UNIT S.1

80 SF
RR

20 SF
JANITOR

2,804 SF
CORR.

SHEET
DRAWN:

SCALE:

JOB # :

DATE:

2019 Runberg Architecture Group, PLLC. Runberg Architecture Group, 

PLLC expressly reserves its common law copyright and other property 

rights in this document. All drawn  and written information incorporated 

herein, as an instrument professional practice is the property of Runberg 

Architecture

Group, PLLC and is not to be used in whole or in part without the written 

authorization of Runberg Architecture Group, PLLC.

One Yesler Way | Suite 200
Seattle, WA 98104
206.956.1970 Main
206.956.1971 Fax

www.runberg.com

PRICING SET

ARD #: 

BP #: 

SUBMITTALS

©

2018.09.17

2020.01.24

ARCHITECT'S STAMP: CONSULTANT'S STAMP:

LD PERMIT INTAKE 2018.10.19

SCHEMATIC DESIGN 2019.03.29

LD PERMIT REVISION #1 2019.09.30

LD PERMIT REVISION #2

As indicated

2020.01.24

18-101

SummerHill Bel-Red

1600 132ND AVE NE,
BELLEVUE, WA 98005

AMENITY PLAN - LEVEL 8 - LOUNGE A10.3
18-128615 LD

SCALE: 1/8" = 1'-0"

LEVEL 8 - LOUNGE

0' 4' 28'2' 12' 20'8

INTERIOR AMENITY PROVIDED

LEVEL NAME AREA
LEVEL 1

LEVEL 1 BIKES 427 SF

LEVEL 1 FITNESS 1,795 SF

LEVEL 1 GUEST SUITE 430 SF

LEVEL 2

LEVEL 2 LOUNGE 629 SF

LEVEL 2 WIFI CAFE 618 SF

LEVEL 8

LEVEL 8 LOUNGE 882 SF

4,779 SF

PERSPECTIVE VIEW OF LEVEL 8 LOUNGE

REVISIONS
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To: Constanza Marcheselli, AIA 

c/o Runberg Architecture Group  

1 Yesler Way  

Seattle, WA 98104 

 

Let this notice service as approval for solid waste collection access for your proposed building 

site in the City of Bellevue.  

 

Based upon our review of the site plans1 you submitted on October 21st, 2019 for the property 

known as: Summer Hill Apartment at 1600 132nd Avenue NE, Bellevue WA and proposed 

development at that location, we have determined the following: 

 

Provided that there are no material changes to the site, site development, site conditions, site 

access or enclosure size, locations or conditions and the recommended height and service 

access is met, the proposal is adequate for safe and regular solid waste services aligned to the 

requirements of the City of Bellevue’s current solid waste collection contract.2 

 

This approval is provided with acknowledgement that if there are future material changes, 

further review may be required.  

 

This approval is provided as informal assistance and is not intended to be viewed as 

professional design assistance or as a substitute for architectural, design or construction 

expertise and is intended only to provide practical input from a solid waste collection provider 

regarding the collecting and transport access for processing those materials from the site. 

 

Thank you, if you have any questions please contact Republic Services.   

 

Sincerely, 

 

 

Abby Hart, Republic Services             In partnership with the City of Bellevue  

Operations Supervisor             Development Services 

AHart3@republicservices.com       

 

 

 

 

                                                        
1 Attached as submitted for tracking reference 
2 This approval does not guarantee service if material changes in construction or by future owners and occupants occurs outside 

the scope of these plans as drafted. Please resubmit if substantive changes occur before construction completion and future 

occupancy occur. 

1600 127th Ave NE, Bellevue WA 98005 

o 425 452 4762  RepublicBellevue.com 
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